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LETTER  OF  TRANSMITTAL. 


U.  S.  Department  of  Agriculture, 

Bureau  of  Statistics, 
Washington,  D.  C,  July  3,  1906. 
Sir:  In  the  autumn  of  1905  about  45,000  crop  correspondents  of  the 
Bureau  of  Statistics  were  asked  for  their  views  concerning  the  causes 
for  the  changes  in  farm  real  estate  values  during  the  preceding  five 
years.  In  response  to  this  request  many  statements  were  received 
from  all  parts  of  the  United  States  showing  the  local  conditions  which 
affect  farm  values. 

From  the  abundance  of  material  secured  in  this  way  an  article  was 
prepared  for  the  Yearbook  for  1905,  giving  a  condensed  statement  of 
the  changes  which  had  occurred  and  their  principal  causes.  Later 
these  statements  from  correspondents  were  carefully  gone  over  and  a 
large  number  of  selections  were  made,  showing  the  local  conditions 
affecting  values  of  farms  in  all  parts  of  the  country.  It  is  believed 
that  these  statements  contain  much  information  that  will  be  of  interest 
and  value  to  farmers  and  to  students  of  agricultural  economics. 

In  order  to  publish  the  original  data  in  connection  with  the  discus- 
sion of  the  changes  and  their  causes,  it  is  recommended  that  the  Year- 
book article  referred  to  and  the  selected  statements  of  correspondents 
be  issued  as  Bulletin  No.  41  of  this  Bureau. 
.Respectfully, 

Victor  H.  Olmsted, 

Chief  of  Bureau. 
Hon.  James  Wilsox, 

Secretary  of  Agriculture. 
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LOCAL  CONDITIONS  AS  AFFECTING  FARM  VALUES,  1900-1905. 


REYIEW  OF  PRINCIPAL  CAUSES. 

IXCREASES    OF  LAST    FIVE    YEARS. 

A    PROSPEROUS    PERIOD. 

Farm  real  estate  in  the  United  States  has  gained  in  value  in  such  a 
degree  since  the  census  of  1900  that  an  examination  of  the  causes  of 
this  gain  ma}T  be  not  only  interesting,  but  instructive,  to  the  economic 
student  as  well  as  to  the  practical  agriculturist. 

Inquiries  addressed  to  45,000  State,  county,,  and  township  crop 
correspondents  in  the  autumn  of  1905  secured  reports  which,  when 
properly  tabulated,  establish  the  conclusion  that  at  this  time,  about 
five  years  after  the  census,  the  real  estate  of  farms,  medium  in  quality 
and  equipment  of  buildings  and  improvements,  has  increased  in  value 
33.5  per  cent. 

RATES   OF    INCREASE    HIGHER   SOUTH    AXD    WEST. 

The  highest  percentage  of  increase,  -±0.3  per  cent,  was  found  in  the 
South  Central  group  of  States,  and  close  after  that  40.2  per  cent  in 
the  Western  group.  Third  in  order  is  the  South  Atlantic  group,  with 
36  per  cent,  while  a  close  fourth  place  is  held  by  the  North  Central 
States  with  an  increase  of  35.3  per  cent.  The  lowest  increase  of  the 
five  groups  of  States  into  which  the  country  is  divided  in  the  census 
reports  occurred  in  the  North  Atlantic  States,  where  it  is  13.5  per  cent. 

Cottox  farms  lead. — The  grouping  of  farms  according  to  princi- 
pal sources  of  income  adopted  by  the  census  was  followed  as  nearly  as 
possible  in  this  investigation,  and  the  computation  of  increase  in 
value  of  medium  farms  per  acre  has  been  made  for  each  group. 

The  rate  of  increase  for  cotton  farms  is  highest — 48.2  per  cent. 
Second  in  order  are  the  ha}r  and  grain  farms,  with  an  increase  of  35 
per  cent;  the  live-stock  farms  increased  in  value  per  acre  34.3  per 
cent,  and  the  farms  devoted  principally  to  sugar  are  found  to  have 
increased  33.2  per  cent.  Rice  farming  follows  with  an  increase  of 
32.2  per  cent  in  value  per  acre,  while  close  to  this  is  32.1  per  cent  for 
tobacco  farms.     The  farms  having  no  special  source  of  income  have 
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an  increase  in  value  per  acre  amounting';  to  30.1  per  cent,  below  which 
are  the  fruit  farms  with  an  increase  of  27.9  per  cent,  the  vegetable 
farms  with  26.7  per  cent,  and,  lowest  of  all,  the  dairy  farms  with  an 
increase  of  25.8  per  cent. 

YEARLY    RATE   OF    GAIN. 

The  foregoing  percentages  of  increase  appear  extraordinarily  large 
when  compared  with  the  percentage  of  the  increase  of  the  average 
value  per  acre  of  all  farms  from  1890  to  1900,  which  was  25  per 
cent,  an  average  of  2.5  per  cent  a  year  as  compared  with  an  aver- 
age of  6.7  per  cent  per  year  as  ascertained  by  the  Department,  the 
total  percentage  of  increase  in  each  case  being  apportioned  evenly 
among  the  years. 

ABSOLUTE    GAIN. 

Although  the  inquiries  of  the  Department  were  confined  to  medium 
farms,  there  are  reasons  for  believing  that  the  averages  derived  from 
the  reports  are  applicable  to  the  various  totals  of  the  farms  of  the  cen- 
sus, including  farms  below  and  above  medium,  classified  according  to 
principal  sources  of  income;  and,  with  the  understanding  that  the 
application  is  subject  to  qualifications,  the  increases  in  value  of  all 
farms  during  the  five  3Tears  have  been  computed.  • 

Increase  in  value  for  ten  classes  of  farms.— For  rice  farms 
the  increased  value  of  the  farm  real  estate  during  the  five  }rears  is 
§3,000,000,  after  which  are  the  sugar  farms,  with  an  increase  of 
$20,000,000.  The  tobacco  farms  increased  $57,000,000,  the  fruit  farms 
$91,000,000,  and  the  vegetable  farms  $113,000,000..  The-  dairy-farm 
increase  of  $369,000,000  is- exceeded  by  the  increase  of  $460,000,000 
for  cotton  farms,,  and  considerably  more  by  the  increase  for  farms 
devoted  to  general  purposes,  including  a  small  element  of  farms  with 
minor  specialties,  which  was  $768,000,000.  The  grand  aggregate  of 
increase  for  all  classes  of  farms  is  $6,131,000,000.,  more  than  two-thirds 
of  which  is  contributed  by  the  increase  for  ha_y  and  grain  farms, 
$1,983,000,000,  and  $2,263,000,000  for  live-stock  farms. 

Increase  in  value  for  five  geographic  divisions. —Nearly 
four-fifths  of  the  national  aggregate  increase  in  value  of  farm  real 
estate  during  the  five  years  is  found  in  two  groups  of  States — the 
North  Central  States,  with  more  than  half  of  the  total  increase, 
or  $3,572,000,000,  and  the  "South  Central  States,  with  one-fifth  of 
that  increase,  or  $1,201,000,000.  The  South  Atlantic  and  Western 
groups  of  States  have  nearly  the  same  increases — $511,000,000  and 
$500,000,000,  respectively.  The  smallest  increase  is  left  to  the  North 
Atlantic  States,  where  a  net  gain  of  $311,000,000  remains  after  deduct- 
ing some  reported  decreases  in  value. 
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EXPLANATIONS   OF   INCREASES. 

From  every  agricultural  neighborhood  in  the  United  States  explana- 
tions have  been  received  of  the  increases  and;  decreases  in  the  real- 
estate  value  per  acre  of  medium  farms  during  the  last  five  years. 
Subject  to  some  qualifications,  the  general  principle  is  that  the  farm 
land  itself  has  become  more  highly  capitalized  by  a  larger  amount  of 
net  profit  per  acre.  Only  the  main  features  of  the  analysis  can  be 
given  in  this  article. 

PRICE   AND    NET   PROFIT. 

In  the  general  matter  of  price  of  farm  products  farming  had  long 
been  performed  under  disadvantages  that  were  often  discouraging 
until  a  few  3T ears  ago.  With  now  and  then  a  }^ear  of  exception  in 
favor  of  this  or  the  other  crop  it  has  been  a  general  fact  that  prices 
of  farm  products,  long  previous  to  these  recent  years,  have  fallen  too 
near  the  full  economic  cost  of  production,  which  is  considerably  larger 
than  the  immediate  cost  of  production  and  includes  many  items  gen- 
erally overlooked  by  farmers.  Indeed,  it  is  quite  certain  that  the 
price  has  at  times  fallen  below  the  full  economic  cost  of  production, 
of  which  the  most  conspicuous  illustration  was  afforded  seven  }Tears  ago, 
when  the  price  of  cotton  fell  to  4^  cents  per  pound,  or  even  lower,  at 
the  plantation. 

Land  more  highly  capitalized. — In  1905,  at  the  end  of  the  five- 
year  period  covered  by  this  investigation,  the  prices  of  farm  products 
have  risen  outr  of  the  depths  to  which,  various  causes  had  previously 
sunk  them,  so  that  the  farmer  is  at  last  getting  a  fair  net  return  for 
his  labor  and  farming  operations  in  most  products.  This  is  natural^  - 
reflected  in  the  higher  capitalization  of  agricultural  land.  This  con- 
clusion is  not  advanced  theoretically,  but  is  amply  sustained  by  the 
reports  of  man}'  thousands  of  correspondents  in  all  parts  of  the 
country  and  for  all  classes  of  farms  for  which  there  has  been  a  con- 
siderable increase  in  price,  of  products. 

EFFECT    OF   CHEAP    PUBLIC    LAND. 

One  can  well  realize  how  direct^  the  availability  of  cheap  public 
land  suitable  for  farming  has  depressed  the  value  of  old  agricultural 
land  and  kept  from  rising  to  its  otherwise  natural  level  the  value  of 
the  newer  land  taken  into  cultivation,  upon  reading  the  statements  of 
many  correspondents,  particularly  in  the  agricultural  margin  near  the 
land  recently  acquired  from  nation,  State,  or  railroad.  The  National 
land  that  can  be  utilized  agriculturally  is  now  reduced  to  about 
300,000,000  acres,  but  nearly  all  of  this  is  suitable  only  for  grazing, 
since  it  can  not  be  used  in  dry  farming  nor  under  irrigation.. 

Much  cultivable  land,  however,  especially  in  the  Southwest,  has 
passed  into  private  ownership  during  the  five  years  under  review,  and 
there  is  striking  testimony  from  many  correspondents  that  until  it 
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passed  into  private  ownership  it  held  down  the  value  of  the  acquired 
farms  in  near-by  regions.  This  effect  has  extended  backward  upon 
the  farms  farther  and  farther  away,  even  to  the  Atlantic  coast,  where 
the  direct  cause  has  not  been  as  apparent  as  in  the  neighborhood  where 
its  effect  is  closely  associated  with  it. 

EFFECT   OF    IMMIGRATION. 

While  the  public  land  suitable  for  farming  has  been  reaching  exhaus- 
tion the  flow  of  immigration  from  foreign  countries  and  from  the 
older  parts  of  this  country  has  been  continuing  in  its  direction,  and 
where  no  farming  land  could  be  obtained  from  nation,  State,  or  rail- 
road the  influx  of  agricultural  people  was  halted  in  regions  where 
farms  had  been  established  in  more  recent  years,  and  the  consequent 
pressure  of  new  demand  upon  a  fixed  area  increased  the  value  per 
acre  during  the  live  years  often  as  much  as  50  to  100  per  cent. 

LOWER  RATES  OF  INTEREST  AS  A  FACTOR. 

Along  with  the  general  causes  that  have  elevated  the  price  of  farm 
land  during  the  last  five  j^ears  should  be  mentioned  the  diminishing 
rate  of  interest.  So  great  in  the  aggregate  have  been  the  savings  of 
the  farmers  and  persons  in  other  occupations  in  the  North  Central 
States  and  in  other  sections  that  a  large  amount  of  these  savings  has 
sought  investment  in  farms,  even  to  the  extent  of  raising  farm  values 
and  diminishing  the  rate  of  interest,  so  that  an  advance  of  the  price 
has  followed  often  with  no  increased  net  profit  per  acre. 

PASSING    OF  THE!   COTTON-CROP   MEN.. 

In  the  cotton  belt  the  abolition  of  the  crop  lien  in  consequence  of 
profitable  prices  of  cotton  has  worked  a  greater  economic  revolution 
than  has  taken  place  in  any  other  part  of  the  country  or  for  an}''  crop 
other  than  cotton.  When  the  cotton  planter  ceased  to  pay  an  extremely 
high  rate  of  interest  for  an  advancement  of  supplies — estimated  at  10 
per  cent  fifteen  3'ears  ago — and  became  able  to  sustain  his  plantation 
witli  his  own  capital,  as  he  did  three  3'ears  ago,  and  was  often  able^to 
retain  a  large  portion  of  his  cotton  for  sale  at  a  time  when  most  to  his 
own  advantag*e,  his  land  was  at  once  converted  into  an'economic  strong- 
hold and  appreciated  in  value  in  a  greater  degree  than  the  land  devoted 
to  any  other  large  crop. 

CITY    DEMAND    FOR   COUNTRY    HOMES. 

In  the  North  Atlantic  States,  and  in  a  less  degree  in  other  groups, 
there  has  been  some  back  pressure  upon  the  land  from  the  cities,  and 
in  this  reversion  of  the  tide  of  population  from  country  to  cit}T  the 
old  farm  lands  have  not  been  lost  to  agriculture,  although,  in  so  far 
as  they  have  become  the  diversion  of  wealthy  men,  they  may  have 
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become  unprofitable.  In  some  regions  the  old  abandoned  farms  are 
becoming-  the  country  homes  of  city  families,  and  are  passing  back 
into  some  sort  of  cultivation  and  production. 

EFFECT    OF   BETTER   FARMING. 

It  would  by  no  means  be  fair  in  the  explanation  of  increase  of  farm 
values  during  the  last  five  years  to  confine  it  to  increases  in  price  of 
products  and  to  pressure  of  demand  upon  area.  Very  large  effects 
have  been  derived  from  better  cultural  methods;  from  the  substitution 
of  profitable  for  unprofitable  crops;  by  the  adoption  of  more  intensive 
culture  and  crop;  by  better  applied  labor;  by  larger  and  cheaper  facili- 
ties for  reaching  markets;  and  by  some  improvements  in  the  business 
features  of  marketing  products.  Each  one  of  these  causes  is  of  large 
account  and  all  together  combine  to  make  the  net  return  per  acre  larger 
than  it  was  five  years  ago  by  an  amount  sufficient  to  raise  the  capital- 
ization of  farm  lands  in  a  considerable  degree. 

IMPROVEMENTS. 

The  values  embraced  in  this  investigation  include  improved  and  new 
buildings  and  all  improvements  upon  farms.  In  many  cases  corre- 
spondents have  reported  a  large  percentage  of  increase  in  farm  values 
per  acre  where  the  increase  was  almost  entirely  due  to  added  improve- 
ments in  the  way  of  better  dwellings,  new  barns,  improvements  in  old 
barns,  new  granaries,  and  new  buildings  for  the  protection  of  live 
stock  in  winter. 

Throughout  extensive  areas  there  have  been  great  additions  to  land 
values  as  the  result  of  draining  by  tile  and  open  ditches,  and  the  latter 
are  sometimes  so  large  as  to  be  called  canals.  Increases  have  resulted 
from  the  removal  of  the  stumps  of  forest  trees  and  the  construction  of 
new  or  better  boundary  fences.  Better  and  more  durable  roads  on  the 
farm  and  between  the  farm  and  its  market  town  or  railroad  station 
have  had  a  distinct  effect  upon  the  farm  values. 

Along,  with  numerous  improvements,  not  all  of  which  can  be  men- 
tioned here,  stands  forth  the  improvement  of  the  soil  itself.  There 
is  a  materially  increased  production  of  live  stock,  with  the  resultant 
increased  acreage  of  forage  and  grain  crops  which  in  rotation  produce 
farm  manures,  humus,  and  rest;  enrich  the  soil,  as  with  nitrogen 
brought  by  legumes;  and  improve  the  mechanical  condition  of  the 
soil  for  all  crops.  In  regions  needing  commercial  fertilizers,  nitrogen, 
phosphorus,  potash,  and  lime  have  been  used  more  abundantly  and 
more  intelligently,  and  on  crops  bringing  better  prices. 

FARMERS'    NEW    ECONOMIC    INDEPENDENCE. 

A  matter  of  great  importance  in  its  bearing  upon  the  increased  value 
of  farm  lands  is  the  new  economic  independence  of  farmers,  fundamen- 
tally growing  out  of  their  improved  financial  condition.     Farmers  now 
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occupy  a  strong  economic  position,  founded  upon  the  tendency  of 
the  consumption  of  some  important  products  to  increase  faster  than 
population  does,  and  upon  the  tendency  of  the  desires  for  these  prod- 
ucts to  increase  faster  than  the  production  does,  so  that  with  respect 
to  these  products  consumption  is. close  upon  the  heels  of  production. 

Poultry. — It  ma}-  seem  a  matter  of  small  consequence  to  mention 
poultry  and  eggs  as  an  instance,  but  it  should  be  remembered  that  the 
values  of  these  products  now  reach  an  annual  figure  of  half  a  billion 
dollars  or  more,  or  an  amount  about  equal  to  the  value  of  the  wheat 
crop.  The  price  of  eggs  has  been  high  and  growing  higher  for  several 
years,  because  consumers  have  wanted  more  eggs  than  have  been 
produced.  The  exports  are  not  worth  mentioning.  Apparently  there 
is  no  limit,  to  the  consumption  of  fresh  eggs  at  a  moderate  price: 

Fruit  is  in  the  same  category.  There  is  not  enough  fruit  of  any 
kind  raised  in  this  country  at  the  present  time  which  is  actually  placed 
upon  the  market  in  the  grade  of  first  quality,  or  better,  that  is  pro- 
duced in  sufficient  quantity  to  meet  the  wants  of  consumers  at  a  moder- 
ate price.  The  city  family  that  has  bought  first-grade  apples  in 
almost  any  recent  j'ear  has  paid  a  luxury  price.  This  is  true  also  of 
pears,  plums,  peaches,  and  oranges,  and  it  is  true  of  the  small  fruits, 
such  as  cherries  and  grapes.  The  assertion  ma}^  easily  be  extended  to 
most,  if  not  all,  of  the  commercial  berries — strawberries,  currants, 
blackberries,  and  raspberries. . 

Butter  is  another  product  that  tends  to  under-run  consumption.  We 
have  no  larger  butter  exports  from  this  county  because  the  price  of 
first-grade  butter  is  often  lower  in  London  than  in  New  York.  The 
highest  priced  butter  in  the  world  in  its  home  markets,  taking  first 
and  fancy  grades  and  ignoring  specialties  in  other  countries  too  small 
for  notice,  is  found  in  this  country.  With  regard  to  milk  and  cheese 
also  the  economic  position  has  become  stronger. 

The  annual  products  of  dairying,  of  fruit  and  vegetable  raising,  and 
of  poultry  keeping  aggregated  nearly  $2,000-, 000, 000  in  farmers1  hands 
in  1905,  or  three-tenths  of  the  gross  value  of  all  farm  products;  and 
these  particular  products  belong  to  the  class  of  those  for  which  there 
is  a  tendency  of  demand  to  be  greater  than  supply.  In  the  case  of 
none  of  these  products  is  there  a  desired  quantity  satisfactory  in  quality 
obtainable  by  consumers  at  moderate  prices.  The  public  is  underfed 
in  the  higher  grades  of  these  luxuries  of  the  farm. 

Meat  animals,  too,  are  establishing  themselves  in  a  stronger  posi- 
tion in  favor  of  the  farmer,  because  of  the  tendency  of  population 
increase  to  outfoot  the  increase  of  these  animals;  but  this  statement, 
although  true  under  natural  conditions,  may  become  subverted  in  its 
application  to,  this  country  by  the  prohibitive  legislation  of  importing 
countries. 
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In  wheat  production  also  the  farmers  of  this  country  are  in  a 
position  that  is  at  least  moderately  strong.  Canada  and  Argentina 
may  stand  in  the  way  of  a  more  advantageous  position  for  a  dozen 
years  or  so,  but  in  the  meantime  the  increasing  demand  of  the  world 
for  wheat  promises  to  the  wheat  grower  that  he  shall  not  again  suffer 
from  the  consequences  of  overproduction. 

Lines  converging  upon  higher  values. — The  foregoing  lines  of 
evidence  converge  upon  the  conclusion,  which  is  now  apparent  in 
all  parts  of  the  United  States,  that  in  his  new  economic  independence 
the  farmer  is  now  more  than  ever  before  free  to  choose  his  crop,  and 
this  is  a  matter  of  tremendous  importance.  This  removes  obstacles 
to  the  rotation  of  crops  and  to  intensifying  culture  and  methods.  It 
gives  the  farmer  ability  to  raise  leguminous  crops,  with  their  impor- 
tant benefits  to  the  soil.  It  enables  him  to  multiply  his  domestic  ani- 
mals, with  further  consequences  upon  tillage  and  land  fertility.  It 
enables  him  to  adapt  himself  to  his  best  markets  with  the  best  crops. 

The  agricultural  situation  just  indicated  is  veiy  appreciably  reflected 
by  increased  land  and  improvement  values. 

MINOR   DECREASES   IN    VALUE. 

While  the  net  result  of  changes  in  the  average  acre-values  of  farms 
in  the  last  five  years  has  been  a  marked  increase  for  the  whole  country, 
decreases  have  been  found  within  small  areas,  and  these  should  not  be 
lost  to  view  in  the  grandeur  of  the  counter  movement. 

FARM    TO    CITY. 

The  migration  of  farmers'  sons  to  town  and  city,  to  industry,  trade, 
and  transportation — a  common  fact  especially  apparent  in  the  North 
Atlantic  and  North  Central  States — is  throwing  farms  upon  the  market 
for  sale,  and  this  occurs  sometimes  in  neighborhoods  where  there  is  no 
immigration  and  little,  if  any,  local  demand  for  farm  lands.  The 
unavoidable  result  is  that  in  such  neighborhoods  farms  have  decreased 
and  are  still  decreasing  in  value. 

SCARCITY    OF    FARM    LABOR. 

Probably  no  cause  of  depreciation  of  .farm  values  is  so  frequently 
mentioned  in  nearly  all  parts  of  the  country  as  the  scarcity  and  dete- 
rioration of  farm  labor.  The  reports  on  which  this  statement  is  based 
generally  refer  to  wage  labor,  but  the  scarcity  is  found,  though  less 
prevalently,  in  the  supply  of  tenant  labor  also,  particularly  that  of  a 
trustworthy  sort. 

FARMERS    "IN   A.  RUT." 

A  cause  of  depression  in  farm  values  in  many  places  in  the  North- 
Atlantic  States  is  the  continuance  of  crop  production  which  meets  the 
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competition  of  the  prairie  farms.  There  is  a  considerable  fraction 
of  farmers  who  are  "in  a  rut "  and  seem  lacking-  in  adaptability  to 
new  conditions  of  competition,  and  more  particularly  to  new  market 
conditions  which  have  grown  up  around  them  and  which  are  guaran- 
teeing a  profit  to  the  producers  of  such  crops  as  can  be  supplied  directly 
bjr  them  to  near-by  consumers,  or  perhaps  with  small  intervention  by 
middlemen. 

TEMPORARILY    ADVERSE   WEATHER. 

Another  cause  of  decrease  in  farm  values,  but  one  that  alternates 
with  causes  of  increase,  is  unfavorable  weather — too  much,  or  too  little 
rain,  devastating  freshets,  parching  droughts,  excessive  or  deficient 
sun  heat,  frosts  that  are  too  late  in  the  spring  or  too  early  in  the 
autumn,  or  severe  winter  freezes  in  a  latitude  not  accustomed  to  them. 
Such  unfavorable  weather  conditions  depress  the  value  of  farm  real 
estate,  even  though  they  have  continued  for  no  longer  than  one  }7ear; 
and  when  the}"  have  continued  for  two  or  three  }rears  the  depression 
in  values  is  extreme.  In  such  cases  there  is  an  eventual  recovery, 
sometimes  promptly  within  a  year  and  sometimes  within  a  few  years. 

A    FEW    PRICE    DEPRESSION'S. 

Some  depressions  in  price  have  been  in  evidence  during  the  five 
years  under  review.  The  tobacco  crop  in  some  of  its  varieties  has 
suffered  in  this  respect  for  several  years  and  this  in  the  face  of  station- 
ary if  not  diminishing  production.  The  owners  of  tobacco  farms  in 
some  counties  assert  that  the  value  of  their  lands  has  decreased  within 
five  years  because  the  offers  to  buy  tobacco  have  come  solely  or  mostly 
from  one  buyer,  who  would  take  the  crop  only  at  his  own  price. 

In  the  case  of  the  extraordinarily  large  rice  crop  of  1904  also  there 
was  a  diminished  price  which  at  once  made  itself  felt  in  diminished 
land  values  as  compared  with  those  of  the  preceding  year,  although 
during  the  five-year  period  there  was  some  increase. 

The  marked  drop  in  the  price  of  cotton  in  December,  1904,  from 
which  there  was  no  full  recovery  until  half  a  year  after,  diminished 
the  aggregate  value  of  cotton  plantations  and  farms  by  many  millions 
of  dollars  while  the  lower  price  continued.  So  it  happens  that  farm- 
land values  are  as  sensitive  to  lower  and  low  prices  of  products  as  they 
are  to  hig-her  and  high  prices. 

DECREASES    LOCALIZED  AND   RESTRICTED. 

In  preceding  paragraphs  are  given  the  more  frequently  mentioned 
causes  of  depression  in  farm  values  during  the  last  five  }^ears,  but  these 
causes  are  not  generally  prevalent  and  are  often  highly  localized  and 
specifically  restricted. 
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ITEMIZED    INFLUENCES   UPON  VALUE. 

In  passing  from  a  general  survey  of  the  subject  to  particulars,  an 
itemized  account  of  definite  causes  of  increase  and  decrease  in  farm 
real-estate  values  has  been  prepared  from  the  statements  of  corre- 
spondents. No  attempt  is  made  to  give  clue  weight  to  any  of  these 
items;  some  are  very  common  and  others  rare,  and  any  attempt  at 
weighting  them  or  estimating-  their  prevalence  or  importance  would  be 
impossible  with  any  degree  of  success. 

CAUSES   OF    INCREASE. 

Improvement  in  cultural  methods. 

Immigration  from  Eastern  States  into  the  North  Central  and  Western  divisions. 

Substitution  of  crop  rotation  for  one-crop  farming. 

Changing  from  grain  farming  to  dairy  farming. 

Introduction  of  seeding  to  grass  into  cultural  method  where  it  did  not  exist  before. 

Increase  of  improvements. 

New  buildings,  buildings  kept  in  better  repair,  better  fences; 

Tile  draining  for  land  that  was  too  wet  or  too  wet  in  wet  seasons. 

Acquirement  of  irrigation  rights. 

Use  of  hand  cream  separators,  by  reason  of  which  market  for  cream  has  been 
acquired  at  creameries  or  in  cities. 

New  or  expanding  manufacturing  industries  in  near-by  markets. 

Increase  of  adjacent  urban  populations. 

Raising  sugar  beets  for  sugar  factories. 

New  or  improved  facilities  for  transportation. 

Railroad  extensions  to  isolated  places. 

Intensive  agriculture  in  numerous  directions. 

Raising  vegetables  for  neighboring  canneries. 

Improvement  in  fertility  and  productiveness  of  the  land. 

Improved  economic  conditions;  general  prosperity. 

Increasing  timber  values. 

Constructing  levees  against  freshets. 

Introduction  of  alfalfa  as  a  live-stock  feed  and  soil  improver. 

Employment  of  implements  and  machines  not  before  in  use. 

Movement  of  city  families  to  acquire  country  homes. 

Increase  of  local  loan  capital,  causing  a  decrease  in  the  rate  of  interest. 

Farms  diminishing  in  size  and  increasing  in  average  value  per  acre  because  of  better 
attention  and  improvements  and  more  intensive  methods. 

Immigration  of  Hebrews  or  Poles  or  people  of  some  other  race  or  nationality  in 
such  numbers  as  to  set  up  a  special  local  demand. 

Higher  price  of  wheat. 

In  Eastern  States  a  diminution  of  Western  competition. 

Improved  facilities  for  marketing  the  crops. 

-Increasing  demand  for  milk  in  cities. 

Abandonment  of  "resting"  land  in  favor  of  seeding  to  grass  in  rotation. 

Immigration  from  foreign  countries. 

Higher  prices  for  products. 

The  construction  of  good  roads. 

New  railroad  towns,  affording  new  local  markets. 

Substitution  of  truck  farming  for  extensive  agriculture. 

Demand  for  farm  lands  created  and  stimulated  bv  extensive  advertising. 
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Substitution  of  wheat  for  grazing  and  stock  raising. 

Relief  from  the  depressing  influence  of  sales  of  near-by  Government  land. 

More  profitable  marketing  of  products  because  of  cooperative  shipping. 

More  real  money  in  circulation. 

Large  farms  cut  up  and  sold  to  various  purchasers  at  advanced  prices. 

In  Eastern  States  a  substitution  of  products  with  good  local  markets  for  former 
local  products  subject  to  Western  competition. 

Farm  land  now  sought  as  investments  by  farmers  and  other  possessors  of  surplus 
for  investment,  not  only  in  near-by  regions,  but  in  other  States. 

Immigration  of  Scandinavians,  "everlasting  workers  and  very  economical." 

Substitution  of  fruit  farming  for  extensive  agriculture. 

Increasing  demand  for  corn  land. 

Through  the  efforts  of  industrial  agents  of  railroad  companies  in  securing  immi- 
grants from  other  parts  of  the  United  States  and  from  foreign  countries. 

Change  from  grain  to  fruit  or  vegetables. 

New  or  increased  markets  because  of  near-by  lumbering  operations. 

Increased  or  more  intelligent  use  of  fertilizers. 

Increase  in  business  of  keeping  summer  boarders. 

Better  markets. 

New  or  better  facilities  for  traveling  between  city- and  country  regions,  whereby 
the  buying  and  maintenance  of  country  homes  is  becoming  more  feasible. 

Rural  telephones. 

Rural  electric  railways  connecting  with  town  and  city. 

Rural  free  delivery  of  mail. 

Immigration  into  Southern  States  from  North  Atlantic  and  North  Central  divisions. 

Irrigation  applied  to  new  rice  fields  in  Texas  and  Louisiana. 

Cancellation  of  burdensome  debt  (little  or  no  value  received  therefor)  incurred  by 
various  counties  to  promote  railroad  building. 

Maturing  of  fruit  trees. 

Abundance  of  deposits  in  local  banks,  causing  a  decline  in  the  rate  of  interest  paid 
by  them,  whereby  farmers  have  preferred  to  invest  in  agricultural  land. 

Dredging  ditches;  bringing  unimproved  land  into  cultivation. 

State  officials  inducing  immigration  from  other  States  and  from  foreign  countries. 

Extension  of  wheat  area  by  raising  durum,  or  macaroni,  wheat. 

Supply  of  water  obtained  from  artesian  wells  in  arid  and  semiarid  regions. 

Clearing  and  reclaiming  swamp  lands  (in  southeastern  Missouri). 

Removing  stumps;  clearing  land  of  trees  and  bushes;  erecting  barns,  dwellings, 
and  granaries;  building  fences,  etc.,  in  a  poor  agricultural  region. 

A  series  of  good  crop  years. 

Townspeople  buying  farms  for  investment. 

The  doubling  back  of  immigration;  the  stream  of  immigrants  had  gone  beyond 
into  an  unprofitable  farming  region  and  returned  to  the  nearest  profitable  one. 

Technical  knowledge  of  agriculture  supplied  by  bulletins,  periodicals,  books,  lec- 
tures, schools,  and  demonstration  farms. 

Cessation  of  need  for  credit  for  supplies. 

CAUSES    OF   DECREASE. 

Devastations  of  the  codling  moth. 

Partial  collapse  of  an  unreasonable  "boom"  in  land  prices. 

Several  successive  wet  seasons. 

Cotton  boll  weevil. 

More  frequent  floods  in  lowlands  than  in  former  years. 

In  some  parts  of  the  East,  western  and  southern  competition. 

High  and  increasing  wages  of  farm  labor. 
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No  material  increase  in  prices  of  certain  products. 

Disastrous  effects  of  smelter  smoke  and  coke  smoke. 

Devastations  of  the  San  Jose  scale. 

Crop  failure,  in  some  places  for  only  one  year. 

Emigration  from  North  Central  States  farther  west,  or  to  Canada,  or  to  the  South. 

Scarcity  of  tenants  and  inability  or  indisposition  of  owners  to  cultivate. 

Inefficient  and  scarce  farm  labor. 

Unproductive  land  remaining  without  prospect  of  improvement. 

Emigration  from  a  cold  climate  to  the  warmer  South. 

Excessive  advance  in  agricultural  land  prices,  followed  by  emigration  to  cheaper 
lands  in  other  States. 

Succession  of  severe  winters. 

Deterioration  of  farms  owing  to  tenancy. 

Drifting  of  farmers'  sons  from  farms  to  towns  and  cities  and  eventual  abandonment 
of  such  farms  by  parents  to  tenants;  sometimes,  and  in  comparatively  small  areas, 
followed  by  abandonment  of  tenancy  and  of  cultivation. 

Diminution  of  supply  of  farm  labor  because  of  cotton  mills. 

Scarcity  of  farm  labor  owing  to  numerous  causes,  among  which  are  better  wages 
paid  in  town  and  city  and  in  manufacturing,  trade,  and  transportation. 

Because  of  a  new  "stock  law"  compelling  farmers  to  fence  in. 

Poor  markets  or  entire  absence  of  any  market  at  all. 

Lower  prices  of  cattle  and  various  products  at  various  times. 

Freight  charges  too  high,  especially  as  discriminating  against  complaining  farmers 
and  in  favor  of  competitors  in  other  regions. 

Habitual  neglect,  poor  cultural  methods,  waste,  laziness,  ignorance. 

Pollution  of  water  of  streams  by  sulphur  water  pumped  from  mines. 

Subsidence  or  drainage  of  land  surface  on  account  of  excavations  in  coal  mines. 

The  West  Indian  hurricane  of  September,  1900,  from  the  effects  of  which  several 
Texas  counties  have  not  yet  recovered. 

Depressed  tobacco  prices. 

The  large  rice  crop  of  1904. 

Neglect  to  replenish  the  soil,  washing  of  fertility  into  streams  from  unprotected 
land;  gullies  made  by  rains;  encroachment  by  shrubs,  sprouts,  bushes,  and  briers. 

The  clearing  of  timber  from  farm  woodland,  leaving  the  land  less  valuable. 

Exhausting  the  fertility  of  the  land. 

Remoteness  from  a  railroad  and  depletion  of  population  by  enticements  of  more 
exciting  or  remunerative  places. 

The  hopelessness  of  improvements  because  of  the  absence  or  insufficiency  of  water, 
as  in  arid  or  semiarid  regions. 

THREE    BROAD   OBSERVATIONS. 

FUTURE    CONTINUANCE   OF   GAIN. 

Rates  of  advance. — The  extraordinary  advance  in  the  value  of 
farm  real  estate,  an  advancement  mostly  in  land  values,  but  consider- 
ably in  improvement  values,  which  has  appeared  during  the  last  five 
years  can  not  of  course  continue  indefinitely  at  the  same  pace.  A 
gain  of  33.5  per  cent  in  five  years  is  so  great  as  to  suggest  a  cessation, 
perhaps  retrogression  for  some  parts  of  the  country  or  for  some 
years,  or,  more  likel}7,  on  the  whole,  as  a  net  result  of  diversetenden- 
cies,  a  diminution  of  the  rate  of  increase  to  a  more  steady  one,  which 
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■will  reflect  the  capitalization  of  farm  real  estate  that  can  be  sustained 
mostly  by  the  profits  of  production  and  by  improvements. 

Waves  or  depression  and  elevation. — While,  apart  from  new 
.and  taken  into  cultivation,  there  has  been  a  general  advance  in  the 
value  of  farm  real  estate  from  census  to  census  (with  the  exception  of 
the  disturbing-  effect  of  the  civil  war  upon  the  South),  it  is  neverthe- 
less true  that  within  areas  -sometimes  much  restricted  and  at  other 
times  much  enlarged  the  value  of  the  farm  real,  estate  has  been  sub- 
ject to  waves  of  depression  and  elevation,  continuing  sometimes  no 
longer  than  one  year  and  sometimes  during  a  period  of  considerable 
length  in  case  of  depression. 

Periods  of  general  depression  have  so  far  been  retrievable,  and  most 
localizations  of  depressions  have  so  far  been  curable.  The  localized 
depressions  of  the  past  five  years  have  often  been  of  small  account, 
and  from  a  National  point  of  view  are  thoroughly  lost  in  the  great 
gain  in  values  in  which  every  State  has  participated  for  every  one  of 
the  ten  classes  into  which  the  farms  of  the  country  are  divided  in  this 
investigation  according  to  principal  sources  of  income,  with  minute 
exceptions  in  the  North  Atlantic  States. 

LANDLORDISM    FOR    INVESTMENT. 

Three  former  classes  of  landlordism. — A  new  sort  of  landlord- 
ism— new  to  this  country — seems  to  have  grown  out  of  the  great  and 
rapid  increase  in  farm  real-estate  values  in  recent  years.  The  farm  land- 
lordism of  many  }"ears  has  mostly  been  of  three  general  sorts:  (1)  The 
landlordism  of  the  cotton  plantation  worked  mostly  by  tenants  under 
a  system  which,  while  technically  constituting  tenancy,  often  has 
been  little  more  than  a  contract  for  labor  at  contingent  wages  with  an 
element  of  profit  sharing;  (2)  the  landlordism  of  the  old  farmers  who 
have  moved  to  town  and  city  or  gone  to  live  with  children,  and  that 
which  has  followed  their  death,  with  breaking  up  of  family;  (3)  the 
landlordism  of  owners  temporarily  holding  farm  titles  until  tenants 
shall  have  become  able  to  buy,  or  until  other  purchasers  have  appeared, 
embracing  a  large  class  of  landlords,  apart  from  the  second  class. 

New  preferences  for  farms. — To  these  three  is  now  added  a  class 
of  landlords  who  have  become  such  as  a  consequence  of  seeking  invest- 
ment and  finding  it  preferably  in  farm  lands.  This  class  of  landlord 
investors  is  more  especially  found  in  the  North  Central  States;  it  is 
hardly  apparent  in  the  North  Atlantic  States,  but  is  becoming  percep- 
tible in  the  South. 

Founding  "  estates." — There  has  been  a  marked  continuance  of  the 
founding  of  ' '  estates  "  in  the  North  Atlantic  and  North  Central  States 
and  Virginia,  and  in  spots  throughout  the  rest  of  the  country,  a  move- 
ment that  began  over  half  a  century  ago,  notably  in  Berkshire  Count^v, 
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Mass.;  but  this  movement  is  generally  without  farm  landlordism,  in 
place  of  which  there  is  a  hiring  of  farm  managers  and  laborers  for 
wages. 

GAINS   WHERE    MOST   NEEDED. 

Throughout  the  South. — Derived  from  the  various  degrees  of 
advance  in  the  values  of  farm  reai  estate  during  the  period  under 
review,  an  observation  that  is  particularly  pleasing  from  the  point  of 
view  of  National  welfare  is  the  common  tendency  of  regions  with  land 
of  low  values  to  overtake  the  regions  with  higher  values.  Such  a 
movement  has  stimulated  the  entire  South  in  a  remarkable  degree, 
and  has  accompanied  a  notable  increase  in  prosperity. 

Semiarid  land. — The  new  lands  of  the  semiarid  regions  have 
acquired  a  value  almost  wholly  created  by  means  of  suitable  cultural 
methods. 

In  the  depressed  East. — The  farm-acre  values  of  the  East  were 
not  low  enough  to  win  the  high  increases  of  the  other  parts  of  the 
country  during  the  last  five  years,  but  the  long  agricultural  depression, 
against  which  the  farmers  of  that  region  have  struggled  for  many 
years,  has  given  way  on  the  whole  to  more  profitable  farming  operations, 
and  the  East  has  joined  the  regions  that  were  backward  in  advances  of 
value  in  an  onward  and  upward  movement  to  capitalize  their  land 
with  a  more  profitable  agriculture. 

relation  of  farming  to  other  vocations. 

The  rapid  development  of  manufacturing,  transportation,  and  mer- 
chandising, of  professional,  personal,  and  domestic  service,  and  of 
minor  vocations,  with  a  sustained  export  demand,  is  supporting  good 
prices  for  the  farm  products  of  this  country.  The  nonagricultural 
vocations  have  made  such  heavy  demands  for  labor  that  farm  workers 
are  not  so  numerous  as  to  cause  overproduction.  Since  the  making 
of  the  raw  products  of  food  and  clothing  chiefly  constitutes  farm 
industry,  and  since  the  consumption  of  each  of  these  two  classes  of 
products  is  subject  to  only  a  limited  change  per  capita  of  the  total 
population,  high  prices  of  lands  necessarily  require  that  there  shall 
not  be  too  large  a  percentage  of  total  population  engaged  in  agri- 
culture, and  the  nonagricultural  population  must  be  prosperous  so  as 
to  pay  profitable  prices  for  agricultural  products. 

The  balance  between  country  inhabitants  and  townspeople  now 
seems  fairly  well  adjusted,  so  that  there  are  good  wages  in  the  non- 
agricultural  pursuits  and  reasonable  remuneration  in  farming.  Good 
prices  for  farm  products  and  the  absence  of  an  oversupply  of  hired 
labor  promote  the  continuance  of  the  nation's  homestead  plan  of 
family- sized  farms,  one  of  the  important  social  successes  that  this 
Republic  has  placed  before  the  world. 
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Free  popular  education,  secondary  schools,  higher  institutions  of 
learning  and  of  research  devoted  to  nonagricultural  pursuits,  along 
with  governmental  assistance  in  promoting  marketing  at  home  and 
abroad,  are  building  up  the  nonagricultural  classes  and  thus  helping 
to  enlarge  home  markets  and  raise  their  purchasing  power  for  farm 
products. 

In  still  another  encouraging  way  rural  schools,  agricultural  col- 
leges, experiment  stations,  departments  of  agriculture,  and  inventors 
are  enlarging  and  strengthening  the  technique  of  farm  management, 
enabling  the  farmer  to  produce  more  from  the  acre  and  more  per 
worker,  and  building  up  a  class  of  farmers  who  not  only  pro- 
duce a  living,  but  also  substantially  increase  their  capital  and  its 
productiveness. 

SELECTIONS  FROM  REPORTS. 

A  panoramic  view,  although  brief,  of  local  conditions  as  affecting 
farm  acre  values  may  be  derived  from  the  abundant  material  supplied 
by  correspondents,  and  will  be  instructive.  The  statements  apply  to 
medium  farms  unless  otherwise  stated,  and  cover  five  }Tears. 

Correspondents  reported  for  varying  areas — a  township,  several 
townships,  a  considerable  fraction  of  a  count}^,  a  county,  or  a  group 
of  counties — according  to  their  knowledge;  therefore  no  statement 
should  be  regarded  as  necessarily  applying  to  the  whole  county  for  which 
it  is  given. 

NORTH   ATLANTIC    STATES. 


Sagadahoc  County. — During  the  past  twenty  years  the  writer  has  bought  and  now 
owns  eight  farms,  comprising  400  acres,  300  of  which  are  arable  land,  on  which  he  is 
growing  about  300  tons  of  hay.  Prices  of  these  farms  have  advanced  about  25  per 
cent  in  the  past  three  years,  owing  to  inquiry  for  farm  homes  and  to  improved  potato 
culture;  yet  thousands  of  farms  can  now  be  bought  in  Maine  for  much  less  than  the 
cost  of  replacing  the  buildings  on  them. 

Somerset  County. — People  are  coming  here  from  other  States  and  buying  farms, 
which  was  very  rarely  the  case  five  years  ago.  The  increase  of  values  in  this  county 
is  due  to  increased  demand  for  farms  and  new  manufacturing  industries  making 
greater  local  demands  for  products. 

NEW    HAMPSHIRE. 

Cheshire  County. — Timber  land  has  gone  up  50  per  cent  in  value  the  last  five 
years.  In  some  parts  of  the  county  the  summer  boarders  have  bought  the  farms 
around  lakes,  so  that  such  land  is  at  a  premium. 

Belknap  County. — The  demand  for  farms  has  increased  more  than  the  price.  One 
dealer  says  that  the  demand  is  ten  times  greater  than  five  years  ago.  It  is  thought 
that  the  value  of  average  farms  is  25  per  cent  higher;  in  some  places  the  increase  is 
still  higher.  This  does  not  apply  to  lake  shores,  islands,  hills,  and  situations  of  value 
for  purposes  other  than  farming.     The  prices  obtained  for  these  for  summer  resi- 
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dences,  country  homes,  etc.,  seem  to  old  residents  fabulous.  Farming  operations 
about  here  have  increased  but  little,  though  somewhat  intensified,  and  desirable  help 
is  hard  to  obtain;  the  young  men  go  away  and  the  old  men  are  not  ambitious.  Many 
farms  are  bought  by  French  Canandians  and  other  foreigners.  There  are  still  many 
back  farms  with  good  buildings,  good  soil,  stone  walls,  and  plenty  of  wood  and 
water  for  sale  at  low  prices — $8  to  $12  per  acre — and,  besides,  there  are  good  roads 
and  good  markets. 


Chittenden  County.  —Farms  are  selling  at  a  discount  compared  with  the  prices 
paid  for  them  fifty  or  sixty  years  ago.  One  great  reason  for  selling  at  a  sacrifice  is 
scarcity  of  reliable  help  to  carry  on  farm  operations.  It  is  almost  impossible  to  get 
woman's  help,  no  matter  what  you  are  willing  to  pay.  Those  that  are  buying  are 
people  with  large  families  who  can  keep  children  at  home  to  do  the  work.  Dairying 
is  the  chief  industry,  as  on  most  farms  four-fifths  of  the  income  is  derived  from  the 
dairy,  and  it  requires  steady  and  reliable  help.  It  discourages  a  man  to  find  his  help 
all  going  to  the  circus  or  fair  and  leaving  him  at  home  to  milk  from  20  to  75  cows 
alone  three  or  four  times. 

Orleans  County. — There  is  25  to  30  per  cent  more  cows  in  milk  in  this  county 
than  five  years  ago.  The  output  in  butter  is  much  larger,  and  the  condition  and 
valuation  of  the  dairy  cows  are  higher.  The  productiveness  of  the  soil  is  greater 
and  the  value  of  farm  lands  and  farm  and  residential  buildings  is  on  the  increase. 
Farmers  as  a  rule  in  this  county  are  well  to  do. 

Rutland  County. — There  has  been  a  bracing  up  of  farm  values,  especially  since 
the  passage  of  the  oleomargarin  bill  by  Congress;  dairy  products  have  advanced  and 
there  has  been  some  upward  tendency  in  farm  prices;  there  has  been  an  increased 
demand  for  farms,  and  capital  has  been  looking  in  the  direction  of  farm  mortgages  as 
a  safe  investment.  Perhaps  a  gain  of  5  per  cent  on  large  dairy  farms  for  the  past 
five  years  Avould  be  a  conservative  estimate. 

Windham  County. — There  has  been  some  improvement  in  the  value  of  farms  hav- 
ing timber  lands,  but  there  are  still  many  farms  that  can  be  bought  for  the  cost  of 
buildings  and  fences,  or  less.  Many  of  the  farms  in  this  county  are  left  to  grow 
up  to  timber  and  some  are  bought  by  people  who  have  a  little  spare  money  as  an 
investment. 

MASSACHUSETTS. 

Barnstable  County. — Many  farms  have  been  abandoned  in  part,  and  portions  of 
them  that  are  fit  have  been  converted  into  cranberry  bogs.  Many  of  our  small 
farms  derive  two-fifths  of  their  income  from  cranberries,  the  land  used  for  which  is 
worth,  when  in  good  condition,  from  $300  to  $500  per  acre  and  even  more,  exclusive 
of  buildings.  I  am  unable  to  make  any  very  satisfactory  estimate  of  such  farms,  as 
they  vary  widely  both  in  acreage  and  value.  Perhaps  $150  per  acre,  including  build- 
ings, is  a  fair  estimate.     There  is  very  little  change  in  value. 

Berkshire  County. — There  has  been  an  advance  in  the  working  or  productive  value 
of  farm  lands  during  the  last  few  years  of  probably  5  per  cent.  The  increased  value 
is  due  to  better  methods  of  cultivation,  better  farm  machinery,  better  methods  of 
utilizing  the  crops  when  grown,  and  better  ways  of  getting  to  market;  the  last  two 
items  are  covered  by  silos  and  good  roads. 

Franklin  County. — Tobacco  and  onions  are  grown  to  a  considerable  extent  in  this 
section,  and  these  crops  have  increased  values  of  farming  lands.  Land  for  either  of 
these  two  crops  has  to  be  fertilized  at  the  rate  of  $50  per  acre  more  than  is  necessary 
to  grow  good  corn  or  potatoes,  and  this  fertilizing  has  brought  up  much  land  to  a 
high  state  of  cultivation  in  the  last  five  years. 

Hampden  County. — There  has  been  an  upward  tendency  of  all  property  values 
along  trolley  lines,  especially  near  populous  centers. 
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Worcester  County. — Farms  are  not  selling  as  well  now  as  they  did  fifty  years  ago. 
There  are  several  reasons  for  this  condition:  (1)  Consolidating  the  district  schools 
into  the  centers  of  towns;  (2)  loss  in  population  in  the  farm  sections;  (3)  high  rate 
of  taxation;  (4)  competition  of  farm  products  from  the  West  and  South;  (5)  high 
wages  for  farm  laborers  and  poor  quality  of  help.  There  has  been  no  material  change 
in  price  of  farm  products  in  the  period  noted  above.  Meats  are  higher  than  a  few 
years  ago,  and  so  is  milk.  Butter  no  higher.  Fruits  and  vegetables  fluctuate 
according  to  the  demand  and  supply,  but  average  no  higher  than  years  ago.  I 
bought  my  farm  twenty-nine  years  ago.  It  is  well  adapted  to  grass  or  raising  vege- 
tables, and  it  is  within  a  mile  of  a  small  manufacturing  village  and  3  miles  from 
Gardner,  with  a  population  of  12,000.  The  farm  is  in  better  condition  in  buildings 
and  for  cultivation  than  when  I  got  it.  There  are  more  acres  of  woodland,  but  not 
so  many  cords.  If  this  farm  were  put  upon  the  market  it  is  doubtful  if  it  would 
bring  any  more  than  I  paid  for  it.  There  has  been  no  change  in  assessed  valuation 
for  I  do  not  know  how  long. 

RHODE   ISLAND. 

Providence  County. — The  advance  in  price  of  farm  lands  in  the  town  of  Scituate 
is  due  to  the  building  of  a  trolley  line  through  the  town,  connecting  with  Providence. 

Washington  County. — Farm  lands  in  general  have  greatly  depreciated,  with  the 
exception  of  vegetable  farms,  and  the  sale  of  a  farm  at  a  fair  price  now  is  a  rare 
occurrence.  The  vegetable  farms  are  nearly  all  small  tracts  and  the  produce  is 
retailed  around  near-by  villages.  The  use  of  a  large  amount  of  fertilizer  annually 
has  made  them  much  more  fertile,  and  hence  more  valuable.  The  labor  question 
plays  an  important  part  in  the  decline  of  farming  here;  it  is  almost  impossible  to 
obtain  good  help  at  any  price,  and  most  of  the  laborers  are  foreign  and  unused  to  our 
kind  of  work. 

CONNECTICUT. 

New  Haven  County. — Farms  near  business  centers  or  near  lines  or  proposed  lines 
of  trolley  transportation  are  rising  in  value;  farms  farther  back  and  more  isolated  are 
falling.  Foreigners  are  taking  many  of  the  abandoned  farms  in  the  section  and 
seem  able  to  live,  but  they  buy  at  low  prices,  in  many  places  for  less  than  the  build- 
ings are  worth,  the  land  and  other  improvements  being  thrown^n.  The  increased 
cost  of  the  things  that  must  be  purchased  it  seems  impossible  to  meet  by  increasing 
the  price  or  amount  of  the  farm  product. 

New  London  County. — The  tendency  in  this  section,  as-  in  many  others,  is  that 
when  the  original  owners  sell  the  old  homestead,  the  French,  Irish,  Germans,  or 
Polanders  are  the  purchasers.     Only  a  few  American  boys  take  the  old  farms. 

NEW   YORK. 

Albany  County. — Farms  are  worth  no  more  to-day  than  they  were  five  years  ago. 
I  do  not  think  they  sell  as  well;  no  one  wants  to  work  or  live  in  the  country. 
There  are  plenty  of  farms  of  100  to  150  acres,  with  good  buildings,  that  have  sold  for 
1400  to  §800. 

Allegany  County. — In  situations  where  railroads  are  building  there  is  an 
improvement  in  the  value  of  farms,  also  in  dairy  sections  where  cheese  factories  are 
built;  but  generally  speaking  there  has  been  no  .improvement  in  farming  and  in  the 
price  of  lands  since  1900. 

Cayuga  County. — The  prices  for  farm  produce  are  higher  than  in  1900,  but  so 
many  farmers  are  going,  to  the  city  and  help  is  so  scarce  that  the  farm  prices  have 
not  kept  pace  with  other  prices. 

Cattaraugus  County. — This  county  is  principally  devoted  to  dairying.  Land  is 
cheap  and  sales  are  slow  on  account  of  poor  and  scarce  help.     One  reason  for  this  is 
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that  the  young  men  of  to-day  are  getting  a  good  education,  and  90  per  cent  of  them 
do  not  want  to  work  on  a  -farm;  they  go  to  the  cities  and  get  into  other  business  or 
take  up  some  profession,  consequently  the  old  people  want  to  sell  their  farms,  as 
they  can  no  longer  run  them  themselves.  Twenty  per  cent  of  the  farms  in  this  section 
are  for  sale,  with  very  few  buyers,  and  this  condition  is  growing  worse  from  year  to 
year. 

Another  correspondent. — There  is  a  general  increase  in  value  of  farms  in  this  section, 
due  to  the  present  high  price  of  cheese  and  grain  and  through  improvements  made 
in  the  past  five  years  in  buildings. 

Chenango  County. — There  is  not  much  sale  for  farm  lands  in  some  sections,  but 
some  of  those  that  are  well  located,  productive,  and  near  the  railroads  are  wanted, 
by  men  of  means  for  an  investment  at  good  priees,  much  larger  than  those  I  have 
stated  as  averages;  rural  delivery  of  mail,  telephones,  and  milk  condensaries  have 
made  a  general  improvement  in  conditions  of  farms  and  stimulated  farmers  to 
improve  their  buildings  and  surrounding  grounds,  and  this  adds  much  to  appear- 
ances. We  also  have  better  roads  than  formerly,  and  farmers  are  more  contented 
and  happy,  and  a  general  improvement  in  schools  adds  a  great  deal;  but  when  you 
get  down  to  sales  of  a  lower  class  of  farms,  they  are  not  high-priced. 

Clinton  County. — The  increase  in  value  must  be  regarded  as  taking  place  along 
the  better  and  more  convenient  roads. 

Columbia  County. — I  visited  nearly  every  county  in  New  York  State,  buying 
cattle,  and  it  is  a  fact  that  good  farms  with  good  buildings  can  be  bought  for  one- 
half  to  three-fourths  of  what  the  buildings  would  cost  to  replace  in  every  county  I 
have  been  through. 

Another  correspondent. — While  there  has  been  scarcely  any  advance  in  price,  one 
notices  that  farms  which  are  at  all  desirable  meet  with  much  quicker  sale  than  in 
1900. 

Cortland  County. — Farms  are  neglected  and  we  can  not  get  help  to  work  them 
properly.  On  2J  miles  of  roads  through  our  town  there  are  about  18  abandoned 
farms.  Some  of  the  meadows  have  been  mowed  and  some  of  them  have  not;  all  are 
growing  up  to  weeds  and  brush.  A  good  many  farms  with  fair  to  medium  buildings 
can  be  bought  for  $8  per  acre  that  a  few  years  ago  were  worth  $40  per  acre. 

Delaware  County. — Farm  values  have  increased  from  1900  to  1905  considerably, 
owing  to  increased  prices  for  milk,  butter,  cattle,  and  sheep.  There  is  a  new  rail- 
road building  through  this  county,  and  the  price  of  land  has  advanced  during  the 
year  §3  an  acre  in  consequence;  without  this  there  would  be  no  advance. 

Dutchess  County. — Notwithstanding  our  unequaled  facilities,  both  of  location  and 
market,  the  price  of  farm  land  is  exceedingly  low  with  no  sales. 

Another  correspondent. — The  advent  of  a  number  of  New  York  City's  wealthy 
people  has  materially  raised  the  price  of  farms  for  farming  purposes  in  some  situations. 

Erie  County. — The  city  of  Buffalo  is  in  this  county  and  nearly  all  farms  within 
10  or  12  miles  around  it  are  used  for  truck  farming,  that  land  being  valued  all  the 
way  from  $200  to  §1,200  per  acre,  according  to  location  and  soil. 

Genesee  County. — Very,  few  sales  of  farms  in  the  last  ten  years.  The  county  is 
full  of  factories,  which  take  all  the  better  grade  of  help  and  leave  only  the  old,  the 
unsteady,  and  the  unsatisfactory  to  work  on  the  farm;  consequently  farming  is  not 
what  it  used  to  be  before  the  day  of  so  many  other  industries. 

Monroe  County.— Small  places  for  raising  vegetables  (10  acres)  near  Rochester 
sell  as  high  as  §1,000  per  acre,  and  the  statement  applies  to  greenhouse  culture  also. 
Some  of  the  better  farms  are  now  producing  milk,  and  such  are  held  a  little  better 
than  general  farming  lands.  -  Small  fruit  farms  are  much  higher,  especially  apple 
orchards.  The  general  price  of  land  is  some  better  than  five  years  ago,  in  some  cases 
much. better;  buildings  and  the  growth  of  towns  have  materially  enhanced  the  price 
of  farm  lands. 
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Nassau  County. — A  great  many  farms  have  been  sold  in  these  two  counties  (Queens 
and  Nassau)  the  past  year  at  prices  ranging  from  $700  to  $4,000  per  acre,  according 
to  location.  Some  of  these  farms  have  been  bought  for  development,  others  for 
large  estates. 

Niagara  County. — The  high  price  of  farm  lands  is  caused  by  the  manufacturing 
development  and  increase  in  population  of  the  cities. 

Oneida  County. — Hops  are  the  principal  product  raised  in  this  vicinity.  In  1900 
hop  farms  had  a  value  of  $25;  in  1905  they  are  worth  $60  per  acre. 

Ontario  County.— Ours  is  a  section  that  was  formerly  devoted  to  hay  and  grain, 
but  in  the  last  five  years  many  of  the  farmers  are  producing  sugar  beets,  potatoes, 
cabbage,  fruits,  and  milk  in  addition,  and  farms  suited  for  the  above  products  are 
now  more  valuable  and  salable  than  farms  used  only  for  hay  and  grain. 

Another  correspondent. — Fruit  farms  or  farms  with  8,  10,  or  more  acres  of  good  bear- 
ing orchards  are  the  ones  sought  for  by  money-makers,  and  these  command  a  higher 
price  in  proportion  to  the  number  of  acres  of  orchard  and  the  age  of  the  same.  Rais- 
ing vegetables,  such  as  cabbage,  sugar  beets,  and  vegetables  for  canning  factories 
make  high  farm  values.  Truck  farms,  which  are  chiefly  quite  small  farms,  would 
be  worth  much  more. 

Orange  County. — In  sections  where  State  roads  and  trolley  lines  run  farms  are 
more  desirable  and  bring  better  prices,  while  those  that  are  not  so  well  situated, 
which  are  in  the  majority,  have  fallen  off  in  value.  Take  it  on  an  average,  I  think 
that  one  will  balance  the  other. 

About  Monroe  and  Arden  there  is  a  considerable  speculation  in  lands  for  New 
York  people  who  have  become  residents  and  have  paid  $100  to  nearly  $1,000  per 
acre  in  a  few  choice  situations.  Fruit  lands  are  depreciating  as  a  result  of  the  San 
Jose  scale  and  the  great  labor  of  spraying  for  a  crop,  but  are  paying  well  where  this 
can  be  done. 

Orleans  County. — Good  fruit  farms,  with  apple  orchards  of  500  to  1,000  trees  in 
bearing,  well  improved,  have  doubled  in  value  since  1900.  This  applies  also  to  pears 
and  small  fruit;  in  fact,  the  high  price  asked  prohibits  sales. 

Oswego  County.— Good  farms,  with  good  buildings  on  them  and  with  plenty  of 
help  in  the  family  to  run  them,  can  not  be  bought  at  all  or  at  any  reasonable  price, 
while  some  with  excellent  buildings,  but  without  help,  can  be  bought  for  $40  to  $75 
per  acre.  Farther  from  a  railroad  station  or  in  a  poorer  section  farms  can  be  bought 
almost  for  a  song. 

Another  correspondent. — Farms  have  advanced  in  value  in  this  section  on  account 
of  the  market  for  milk  which  has  been  opened  in  the  past  few  years,  and  many  farm- 
ers have  gone  into  fruit  raising,  thus  increasing  the  value  of  their  farms;  and  whereas 
five  years  ago  farming  was  in  a  depressed  condition  and  farms  were  low  in  price,  now 
they  are  paying  better  and  farms  bring  more. 

Another  correspondent. — Small  farms  are  increasing  in  value,  while  large  ones  are 
decreasing  on  account  of  the  labor  question.     Laborers  are  scarce  at  any  price. 

Putnam  County. — There  has  been  an  increase  in  the  value  of  farm  land  of  about 
$10  per  acre,  caused  by  the  demand  for  country  residences  by  New  York  City  people. 

Rockland  County. — Now  there  is  more  inquiry  for  farms  as  the  overflow  from 
New  York  City  begins  to  come  this  way  by  the  West  Shore  Railroad.  We  are  only 
18  miles  from  New  York  City.  Farm  lands  in  1900  were  worth  about  $30  per  acre, 
but  now  I  am  sure  will  average  $40,  and  there  is  much  greater  demand. 

Steuben  County. — This  county  has  increased  in  valuation  somewhat  since  1900. 
Cheese  factories  and  separating  stations  have  been  established,  which  enhance  farm 
values.     There  is  general  prosperity  and  contentment. 

Another  correspondent. — One  mile  north  from  Arkport  are  the  celery  farms  and  let- 
tuce fields,  about  2,000  acres  of  swamp  land  having  been  reclaimed.  This  land  ten 
years  ago  was  about  $8  per  acre;  now  it  brings  from  $80  to  $125. 
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Another  correspondent. — Where  valley  farms  have  adopted  trucking  the  farms  have 
increased  in  value.  The  general  farming  lands  have  depreciated  in  value  by  neglect, 
there  being  more  money,  pleasure,  and  excitement  in  the  town  and  in  the  shops. 
High  wages  have  depressed  the  best  part  of  farm  life  by  giving  no  future  to  an  enter- 
prising man. 

Suffolk  County. — The  year  1900  was  at  about  the  end  of  a  period  of  a  number 
of  years  of  poor  crops  and  prices,  and  since  then  we  have  had  extra  crops  and  good 
prices,  particularly  of  potatoes,  which  is  the  principal  money  crop.  Eussian  Poles 
have  settled  here  in  large  numbers,  purchasing  farms  and  nearly  paying  for  them  in 
three  years.  This  has  boomed  the  price  of  farms,  as  they  buy  everything  for  sale 
at,  it  seems  to  me,  fancy  prices.  I  do  not  think  values  can  hold  quite  as  high  as  at 
present,  for  we  are  sure  to  have  off  years. 

Tioga  County. — Five  years  ago  as  one  of  the  tax  assessors  for  this  county  I  helped 
make  a  list  of  the  farms  that  had  changed  owners  for  two  years.  As  I  remember  it, 
about  a  dozen  had  so  changed,  but  for  the  last  two  years  there  has  been  scarcely  a 
sale,  and  if  anyone  wants  to  get  rid  of  his  farm  he  simply  moves  off.  The  number 
of  such  farms  is  growing  rapidly. 

Ulster  County. — This  part  of  the  State  is  engaged  mostly  in  shipping  milk  to  the 
New  York  market  and  in  keeping  New  York  boarders.  Land  has  advanced  in  some 
places  over  100  per  cent,  as  the  Hebrews  are  buying  almost  everything  they  can  get 
and  turning  the  same  to  the  keeping  of  boarders.  Consequently  many  places  which 
sold  for  S3, 000  five  years  ago  are  selling  all  the  way  up  to  810,000.  Farms  have 
advanced  50  per  cent  in  value  in  the  last  five  years. 

Washington  County. — Owing  to  the  telephone  and  rural  free  delivery,  the  best 
and  the"  ordinary  farms  are  advancing  in  value;  but  the  back  and  poor  farms  are 
losing. 

Westchester  County. — Farms  have  advanced  in  value  in  this  section  in  about 
equal  proportions,  regardless  of  specialty  followed.  In  this  particular  township  they 
have  advanced  much  more  than  my  figures  indicate,  owing  to  a  remarkable  influx  of 
wealthy  New  Yorkers,  who  can  not  be  called  farmers  in  any  sense  of  the  word.  All 
high-ground  farms  have  more  than  doubled  in  value,  but  not  for  farming  purposes. 

Another  correspondent. — In  the  southern  part  of  this  county  the  value  of  land  is 
increasing  all  the  time,  and  is  worth  §1,000  or  more  an  acre,  while  within  25  miles 
of  New  York,  especially  on  the  Harlem  Railroad,  the  value  of  land  has  increased  50 
per  cent  within  the  past  five  years,  being  purchased  mostly  for  residences  by  New 
York  City  people.  The  price  is  from  §70  to  §100  and  over  per  acre,  and  five  years 
ago  §50  or  §60  an  acre  would  have  been  considered  a  fine  price. 

Yates  County. — No  investment  pays  as  good  a  rate  of  interest  to-day,  in  my 
judgment,  as  a  good  farm  in  western  New  York. 

NEW    JERSEY. 

Burlington  County. — Except  in  the  vicinity  of  cities  farm  lands  have  not  risen  in 
value  and  are  not  one-half  as  valuable  as  they  were  twenty-five  years  ago.  Many 
farmers  are  leaving  their  farms  and  going  to  the  cities,  and  many  who  bought  farms 
thirty  or  forty  years  ago  have  had  to  give  them  up  to  mortgage  holders;  others  are 
.trying  to  hold  on  to  their  properties,  hoping  for  a  change  for  the  better,  but  as  long 
as  the  Government  keeps  giving  away  lands  for  a  mere  trifle  I  do  not  see  any  hope 
for  better  conditions  for  the  Eastern  States. 

Camden  County. — I  have  noticed  in  a  general  way  that  farm  lands  have  been 
looking  up  the  past  few  years  and  a  greater  interest  seems  to  be  taken  by  the  owners 
and  operators  of  farms  in  this  section.  I  attribute  this  condition  to  the  scarcity  of 
farm  help  and  the  advance  in  wages,  which  have  caused  the  farmers  to  exercise  more 
skill  in  the  management  and  care  of  their  crops,  stock,  etc.,  and  although  in  some 
cases  the  farmers  may  not  have  cleared  much  money  or  any  more  money  than  in 
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previous  years,  yet  they  have  enhanced  the  value  of  their  farms  and  homes  by  extra 
efforts;  consequently  the  prices  of  farm  lands  to-day  are  noticeably  higher  than  they 
were  five  years  ago  and  these  lands  are  in  greater  demand. 

Cumberland  County. — In  this  vicinity  small  farms  within  2  miles  of  the  railroad 
station  are  often  higher  in  value  than  the  average  I  have  reported. 

Hunteedon  County. — On  account  of  San  Jose  scale,  fruit  farms  have  decreased 
in  value  fully  one-half. 

Middlesex  County. — Farm  lands  have  increased  in  value  in  my  section,  particularly 
lands  adapted  to  vegetables  to  supply  the  fast-growing  demand  of  cities, 
t  Monmouth:  County. — I  am  largely  interested  in  fruit  growing,  and  I  find  in  refer- 
ence to  our  accounts  that  fruit  is  selling  at  twice  the  price  of  five  years  ago,  and  crops 
in  general  farming  about  50  per  cent  higher.  The  prices  of  land  have  risen  about 
one-half  in  value  in  this  section  of  the  western  part  of  the  county. 

Another  correspondent. — There  is  a  demand  for  small  farms  for  general  farming  by 
people  from  near-by  cities  and  towns,  which  has  caused  an  advance  in  price. 
Vegetable  farms  of  from  8  to  15  acres,  with  house  and  outbuildings,  are  in  demand  in 
all  the  eastern  part  of  the  county.. 

Another  corrcsj)ondent. — A  general  rise  in  farm  lands  has  occurred  in  the  past  five 
years  in  a  very  marked  degree,  owing  largely  to  the  great  influx  of  residents  on  our 
shores  and  to  the  large  acreage  of  farms  utilized  for  the  pea  and  other  canning 
vegetables  for  the  factory  here. 

Somerset  County. — In  1900  the  fruit  farmers  were  discouraged,  but,  being  able  to 
fight  the  San  Jose  scale  to  a  standstill,  some  are  again  going  into  fruit  raising,  espe- 
cially since  the  price  of  fruit  is  better  than  in  1900.  There  is  a  greater  demand  also 
for  farms  for  general  us.-. 

Warren  County. — The  price  of  farm  lands  has  remained  nearly  the  same  for  the 
last  five  years  and  shows  a  wide  range  in  valuation,  according  to  the  nearness  or 
remoteness  of  the  market.  A  curious  fact  is  that  farms  with  poor  buildings  sell 
almost,  if  not  quite,  as  well  as  those  having  all  the  improvements. 

PENNSYLVANIA. 

Adams  County. — Farms  that  have  increased  the  more  in  value  per  acre  through 
our  section  of  the  county  are  those  on  which  a  variety  of  crops  are  raised.  Dollar 
wheat,  good  prices  for  hay,  eggs,  butter,  milk,  and  poultry,  and  even  sweet  corn, 
have  helped. 

Beaver  County'. — Fruit  farms  have  gone  down  in  value  on  account  of  insect  pests 
infesting  the  trees  and  fruit. 

Berks  County. — Fruit  raising  is  no  more  a  paying  business,  due  to  the  San  Jose 
scale;  those  who  try  to  save  their  trees  by  spraying  have  a  heavy  expense  and  do 
not  realize  any  more  as  yet  for  their  product. 

Butler  County. — There  is  a  good  deal  of  discontent  among  farmers  in  this  county; 
the  oil  business  has  spread  over  nearly  the  whole  county  and  it  pays  higher  wages 
than  farmers  can  afford;  therefore  the  young  men  are  nearly  all  working  at  pumping, 
or  at  the  steel  mills  not  far  away. 

Cambria  County. — Though  land  may  have  increased  in  value  by  reason  of  improve- 
ments, it  has  decreased  fully  as  much  by  reason  of  coal  mining,  causing  owners  to* 
fear  that  land  will  be  damaged  much  by  draining  through  coal  mines. 

Center  County. — Within  the  last  five  years  land  conditions  have  improved  slightly, 
the  younger  class  of  people  being  more  intelligent  and  doing  better  work. 

Chester  County. — The  chief  cause  of  advance  in  price  is  the  improved  condition 
of  farms  by  improving  buildings  and  cleaning  up  fence  rows,  etc.  While  there  is 
more  land  selling,  prices  are  not  higher,  except  where  influenced  by  near-by  towns 
or  building  of  new  steam  or  trolley  car  lines. 
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Clearfield  County. — Until  very  lately  farms  were  bought  here  for  the  timber 
that  was  on  them,  and  now  pretty  good  farms  for  this  part  are  sold  for  about  what 
the  buildings  cost,  but  I  think  the  price  has  risen  a  little  in  the  last  five  years. 

Crawford  County. — Very  few  farms  have  changed  hands  in  this  section  during 
the  past  five  years.  What  little  change  has  been  made  is  mostly  of  small  or  fancy 
places  bought  by  city  people  for  residence  purposes. 

Fayette  County. — This  is  largely  a  coke  and  coal  county  and  most  of  the  coal 
underlying  it  has  been  sold,  making  the  farmers  in  many  instances  quite  independ- 
ent in  fortune  and  causing  ai  abandonment  of  farms  by  many  farmers,  and  a  conse- 
quent renting  out  and  changing  of  hands;  therefore  surface  lands  have  not  appreciated 
in  value  compared  with  the  year  1900.  Also  in  many  plaees  the  surface  is  unfit  for 
farming  after  the  coal  has  been  mined,  on  account  of  its  falling  in  and  taking  away 
the  water  supply.  Gardening  and  dairying  are  on  the  increase  on  account  of  the 
influx  of  immigrants  to  the  coal  region  making  a  demand  for  large  amounts  of  these 
products.     On  the  whole  the  county  is  much  richer  than  in  1900. 

Another  correspondent. — One  of  the  great  damages  done  to  our  section  is  the  pollut- 
ing of  our  creeks  by  the  sulphur  water  pumped  from  the  mines,  so  that  our  stock  will 
not  drink  it  unless  compelled  to  do  so  to  keep  alive.  Some  of  our  farms  are  almost 
ruined  by  having  their  fresh-water  supply  cut  off. 

Franklin  County. — Small  farms  of  50  to  SO  acres  have  increased  in  value,  while 
farms  of  125  to  250  acres  have  decreased. 

Lancaster  County. — There  is  more  active  selling  of  farms  this  fall  (1905)  than 
there  has  been  for  some  time,  partly  because  of  the  high  price  of  wheat.  Tobacco 
also  is  selling  at  a  higher  figure  than  for  some  time.  If  these  things  continue,  land 
will  sell  much  higher.  Small  farms  of  40  acres  or  less  are  bringing  more  than  in 
1900,  because  there  have  been  improvements,  the  farmers  putting  the  land  in  a  higher 
state  of  cultivation  and  repairing  buildings,  while  large  farms  are  not  wanted,  labor 
being  too  hard  to  get. 

Another  correspondent. — The  advance  in  prices  of  farm  lands  in  the  limestone  dis- 
trict is  owing  more  to  reduced  rates  of  interest  on  money  than  advanced  prices  in 
general  products  of  the  farm.  The  buildings  of  the  farms  of  Lancaster  County  could 
not  be  replaced  now  for  the  amount  that  the  farms  would  bring  at  the  average  price 
obtained  for  farms;  this  is  owing  to  the  fact  that  most  of  the  buildings  were  erected 
long  since  and  are  of  a  commodious  style  and  could  not  be  duplicated  now  at  the 
advanced  prices  of  labor  and  material  at  less  than  double  their  original  cost. 

McKean  County. — No  particular  change  in  value  of  farm  lands,  except  when 
partly  covered  with  timber,  which  is  more  valuable. 

Mercer  County. — About  one-fourth  of  the  farms  in  this  county  are  kept  in  good 
condition,  one-fourth  are  at  a  standstill,  and  the  rest  are  going  back.  The  farmers 
are  letting  the  fences  grow  up  with  brush  and  weeds,  until  in  many  places  you  can 
not  see  the  farmers  at  work  when  going  along  the  road. 

Monroe  County. — The  price  of  farm  lands  would  be  less  this  year  than  in  1900 
were  it  not  for  the  markets  created  by  our  city  guests  for  three  months  of  the  year. 

Montgomery  County. — There  is  a  decided  improvement  in  the  price  along  all 
electric  railways  and  all  good  macadamized  roads,  but  farms  not  having  the  advan- 
tages of  these  improvements  have  a  very  dull  sale. 

Potter  County. — With  the  establishment  of  cheese  factories  and  creameries  and 
the  coming  of  a  railroad  (a  large  part  of  the  income  from  farming  comes  from  cheese 
and  potatoes),  the  value  of  farm  land  is  steadily  on  the  increase. 

Warren  County. — Much  of  our  land  here  is  rough  and  only  fit  for  grazing  pur- 
poses, and  the  result  is  that  settlement  as  well  as  improvement  in  lands  is  slow.  We 
are  just  changing  from  a  lumbering  to  a  farming  community. 

Washington  County. — Farm  prices  have  risen  because  of  increase  of  population  in 
our  towns.     On  this  account  the  produce  of  the  farms,  whether  hay,  fruit,  vegetables, 
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or  milk,  brings  a  large  price  right  on  the  farm,  and  the  storekeepers  are  scouring 
the  country  near  by  for  these  products. 

Another  correspondent. — The  building  of  the  Wabash  Railroad  through  our  section 
has  increased  the  value  of  farm  lands. 

Wayne  County. — This  is  a  rough  country  and  quite  a  distance  from  market.  While 
the  lumber  business  was  going  on  a  farmer  could  sell  to  the  lumbermen,  and  thus  do 
pretty  well,  but  as  the  lumber  business  wanes  the  market  is  not  so  good  and  farm 
property  declines  in  value. 

Another  correspondent. — Dairying  is  better  than  five  years  ago,  and  creameries  and 
cheese  factories  are  helping  raise  the  value  of  the  dairy  farms.  Fruit  and  vege- 
tables are  easily  grown,  but  the  nearest  railroad  is  7  miles  distant  and  what  we  raise 
can  not  be  marketed  profitably.  Keeping  city  boarders  in  the  past  two  or  three  years 
has  become  quite  a  business  and  has  a  tendency  to  increase  the  price  of  farm  lands  a 
trifle,  and  this  may  be  the  means  of  attracting  a  railroad  company  this  way  with  a 
steam  or  trolley  line.  Lumbering  has  been  the  life  of  this  country  for  years,  but 
since  there  is  but  little  lumber  left  to  market  now  more  attention  is  given  to  farming. 

Wyoming  County'. — The  farms  adapted  to  dairying  are  a  little  higher  in  price  than 
others,  largely  on  account  of  the  buildings  and  equipment  of  such  farms.  There  has 
been  more  stock  kept  in  the  past  few  years  and  the  farms  are  in  a  better  condition 
and  more  fertile  than  in  1900;  therefore  are  worth  more. 

York  County. — Owing  to  a  great  demand  for  and  advance  in  price  for  live  stock 
and  vegetables,  those  kinds  of  farms  have  advanced  considerably  in  value  Avithin  the 
past  five  years. 

Another  correspondent. — The  increase  is  due  to  greater  facilities  for  disposing  of 
sweet  corn  and  peas  in  near-by  markets,  to  more  up-to-date  farming,  and  to  the 
establishment  of  the  rural  free  delivery. 

SOUTH    ATLANTIC    STATES. 
DELAWARE. 

Kent  County". — My  own  farm  I  value  at  $150  per  acre,  and  when  I  tell  you  the  net 
income  above  support  of  family  from  100  acres  wiii"  be  this  year  in  excess  of  §3,000, 
you  will  see  at  once  that  my  valuation  is  not  excessive.  I  know  that  such  cases  are 
not  common,  but  they  show  what  Delaware  lands  are  capable  of  producing. 

Newcastle  County. — Fruit  farms  are  fast  deteriorating  in  value  on  account  of  scale 
tand  other  enemies  and  it  is  a  continual  fight  with  these  to  reach  any  results;  the 
writer  had  to  pull  out  a  4-year-old  peach  orchard  recently  on  account  of  its  being 
killed  by  scale,  and  the  same  pest  is  now  attacking  old  apple  trees,  and  even  shade 
trees  and  hedges  are  going  the  same  way. 

Sussex  County. — Higher  values  depend  on  high  cultivation  and  suitable  situation. 

MARYLAND. 

Allegany  County. — There  is  a  constant  tendency  to  enhanced  value  of  land 
within  easy  distance  of  the  Cumberland  market. 

Anne  Arundel  County. — Fruit  land  has  decreased  in  value  owing  to  the  presence 
of  the  San  Jose  scale  on  peach  trees. 

Baltimore  County. — In  the  counties  farther  back  from  Baltimore  land  has  not 
only  held  its  value,  but  has  increased  as  railroad  facilities  and  good  roads  have 
progressed. 

Caroline  County. — Canning  houses  and  northern  people  have  been  a  great  help 
to  this  section  of  Maryland. 

Carroll  County. — Because  lands  situated  near  the  county  seats  find  better  mar- 
kets for  dairy  and  vegetable  products,,  naturally  these  lands  bring  a  better  price. 
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Charles  County. — People  from  the  North  and  West  are  coming  to  Charles  County 
and  buying  land.  They  seem  to  like  this  part  of  the  country  very  much.  Consid- 
erable land  which  had  not  been  worked  for  a  long  time  is  now  producing  vegetables, 
corn,  and  wheat. 

Another  correspondent. — The  one-crop  system,  so  long  practiced  in  the  South,  is 
giving  way  to  general  farming,  and  hence  better  farming.  Especially  is  this  true  of 
hay,  stock  raising,  and  grain.  Owing  to  the  San  Jose  scale  fruit  growing  has  had 
a  setback,  but  is  coming  to  the  front  again  now. 

Dorchester  County. — Because  of  extensive  advertising  by  the  State  board  of 
immigration,  farm  lands  have  risen  in  price  from  20  to  30  per  cent,  and  speculators 
are  holding  them  at  more  than  50  per  cent,  which  is  more  than  they  are  practically 
worth.  Owing  to  northern  and  western  farmers  settling  here  and  efforts  made  by 
the  Maryland  Agricultural  Experiment  Station,  the  Maryland  Horticultural  Society, 
and  the-  Department  of  Agriculture,  farming  has  been  changing  from  the  old-time 
indifferent  methods  to  a  more  scientific  and  progressive  way  of  growing  products 
within  the  past  ten  years.  Even  those  who  persisted  in  thinking  the  old  way  good 
enough  for  anybody  are  now  trying  to  keep  up  with  more  modern  ideas  and  ways. 

Another  correspondent. — Since  1900  many  parts  of  this  county  have  improved  rap- 
idly. Very  good  farmhouses,  large  barns,  and  other  farm  buildings  have  been  built. 
Miles  of  wire  fencing  have  been  put  up,  much  land  has  been  cleared  and  improved, 
and  it  would  be  difficult  to  buy  land  that  is  at  all  desirable  at  the  average  prices 
given  by  me.  The  growing  of  melons,  canteloupes,  tomatoes,  and  small  fruits  is 
increasing  every  year,  and  when  growers  of  fruit,  vegetables,  and  grain  are  prosper- 
ous it  is  difficult  to  value  the  land  correctly. 

Another  correspondent. — Our  common  farmers  obtained  good  results,  as  a  rule,  and 
in  this  immediate  section  have  made  some  money  and  done  more  building  than  in 
any  five  years  within  my  memory.  Our  farms  of  this  class  sell  readily  for  a  fourth 
more  than  five  years  ago,  and  our  farmers  have  made  a  wonderful  improvement  in 
growing  melons,  hay,  tomatoes,  peas,  cowpeas,  scarlet  clover,  and  other  improving 
crops. 

Talbot  County. — Lands  have  increased  about  50  per  cent  in  value  in  the  last  five 
years  with  the  introduction  of  canning  and  packing  houses  for  their  products. 

Worcester  County. — The  country  here  is  farmed  largely  on  antebellum  lines,  the 
one-horse  plow,  the  V-shaped  harrow,  and  the  dump  cart  prevailing.  Then,  farms 
are  too  large;  they  are  owned  by  a  few  men  who  live  in  towns  and  let  their  lands  to 
renters.  The  county  is  not  developing  and  never  can  develop  until  ;i  new  regime 
prevails. 

Another  correspondent. — Land  values  in  this  immediate  vicinity  have  improved 
during  the  past  five  years  from  three  causes:  (1)  Growth  of  timber,  (2)  improved 
cultivation,  with  increase  of  stock,  and  (3)  immigration,  which  has  increased  the 
demand  for  farms. 

VIRGINIA. 

Accomac  County. — Land  is  away  up  in  this  section.  About  1900  the  price  of 
farms  was  low  on  account  of  sweet  potatoes  bringing  low  prices.  Since  that  time  the 
Eastern  Shore  of  Virginia  Produce  Exchange  has  become  firmly  established  and  has 
been  the  means  of  getting  good  prices  for  all  our  farm  products,  therefore  the  price 
of  farms  has  advanced. 

Amelia  County. — The  enhancement  of  value  of  our  lands  is  due  entirely  to  immi- 
gration.    We  have  poor  labor,  and  need  much  of  it. 

Augusta  County. — The  large  increase  in  farm  values  is  due  to  the  Virginia  Port- 
land Cement  Works,  started  in  1901,  which  employs  700  hands,  giving  a  fine  market. 

Another  correspondent. — Lands  have  been  improved  very  much  in  the  past  five 
years  in  cultivation,  fences,  and  buildings.  Our  farmers  are  just  beginning  to  awaken 
to  the  improved  methods  of  cultivation. 
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Bedford  County. — There  has  been  a  considerable  rise  in  land  in  the  last  four  or 
five  years.  This  district  was  inconvenient  to  railroad  stations  and  post-offices,  but 
since  the  establishment  of  the  rural  free-delivery  system  and  the  opening  up  of  a 
good  local  market  the  price  of  land  has  been  greatly  enhanced. 

Botetourt  County. — The  lands  of  Botetourt  are  advancing,  especially  on  account 
of  the  quality  of  apples  and  tomatoes  raised.  The  advance  in  the  value  of  timber 
has  added  much  to  the  value  of  well-timbered  farms. 

Carroll  County. — Lands  of  all  kinds  have  taken  an  upward  turn  during  the  past 
five  years.  ,  Farmers  are  generally  prosperous,  having  paid  off  their  mortgages  and 
other  indebtedness.  All  farm  products  are  bringing  good  prices,  and  farmers-  are 
prosperous  and  happy. 

Charles  City  County. — The  best  river  farm  lands  are  worth  from  $25  to  $75  per 
acre;  back  farm  lands,  §10  to  $25;  timber  lands,  $20  to  $35;  cut-off  dands,-  $3  to  $5. 
The  above  figures  are  about  50  per  cent  over  the  values  of  1900.  Lands  were  unsal- 
able here  ten  years  ago.  More  subdivisions  will  still  further  advance  the  value  of 
our  land.  We  need  more  white  population.  Twenty-five  acres  of  land  here  will 
maintain  a  progressive  family. 

Charlotte  County. — Small  landholders  who  do  their  own  work  are  quite  prosper- 
ous, while  large  landholders  find  difficulty  in  having  their  lands  cultivated,  owing 
to  the  abstraction  of  labor  to  public  works  and  to  the  Northern  States,  where  prices 
are  higher  for  labor  of  all  kinds,  especially  house  servants. 

Culpepeh  County. — The  increase  in  value  of  farms  is  based  more  on  the  improved 
condition  of  farm  lands  than  on  any  advance  in  price  of  the  land.- 

Dinwiddie  County. — The  increase  in  value  of  all  farms  is  due  to  the  high  prices  of 
timber,  and  not  to  higher  prices  for  farm  products.  Very  much  land  lies  idle  here  for 
want  of  labor,  all  the  best  labor  being  employed  by  the  lumber  companies  at  much 
higher  wages  than  can  be  paid  on  farms.  This  locality  is  110  miles  distant  from  a 
railroad  or  market. 

Fairfax  County. — A  large  percentage  of  the  incresse  of  value  is  due,  especially 
in  dairy  farms,  to  new  and  better  buildings.  Dairy  farms,  being  chiefly  near  Wash- 
ington, D.  C,  have  been  disproportionately  increased  in  value  by  trolley-road  build- 
ing. •  Fruit  farms  have  been  affected  in  the  same  way  and  for  the  same  reason. 

Grayson  County. — The  rise  in  farm  lands  in  this  township  is  owing  principally  to 
nearer  railroads.  Two  railroads  have  been  lately  extended  into  the  county  and 
everything  is  on  a  boom,  one  road  being  in  the  east  end.,  the  other  in  the  west  end 
of  the  county.. 

Greenesville  County. — Five  dollars  was  about  the  average  value  until  a- few 
years  past;  but,  with  a  growing  manufacturing  town  in  the  center  of  the  county,  a 
number  of  settlers  coming  in  increased  the  land  in  value.  Farms  sell,  when  they 
can  be  bought,  anywhere  from  $40  down  to  $5,  location,  and  timber  having  much  to 
do  with  the  price. 

Halifax  County. — Prices  of  tobacco  keep  low  and  the  price  of  tobacco  land  does 
not  increase  as  that  of  other  land. 

Henry  County. — There  is  no  advance  in  farming  lands  except  near  towns;  the 
labor  has  all  gone  to  the  towns,  the  coal  fields,  and  the  public  works,  on  account  of 
the  low  price  of  tobacco,  our  staple  money  crop.  The  lands  are  growing  up  in 
second-growth  timber.  A  large  quantity  of  land  can  be  bought  at  low  figures — $5  or 
$6  per  acre. 

Highland  County. — Farm  values  have  increased  since  1900  owing  to  the  lumber 
business  which  started  in  the  last  few  years  in  the  adjoining  counties  of  Poca- 
hontas and  Randolph,  W.  Va.  Timber  lands  have  increased  in  value  from  $1  to  $25 
in  the  last  five  years.  All  fruit,  vegetables,  butter,  chickens,  etc.,  are  sold  to  the 
lumbermen  at  good  prices. 

King  and  Queen"  County. — The  cause  of  the  increase  in  value  is  largely  due  to 
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the  use  of  more  fertilizer,  fully  10  tons  being  used  now  to  1  used  here  five  years  ago. 
Ten  times  as  much  tobacco  and  peas  are  raised  as 'in  1900  and  certainly  twice  as  much 
corn.  Many  sawmills  are  here,  and  it  being  farther  from  river  landings  and  rail- 
road stations  than  almost  any  other  part  of  the  State,  we  have  to  keep  so  many  teams 
that  it  makes  here  a  good  market  for  grain  and  hay. 

Lancaster  County. — This  section  is  getting  more  thickly  settled  each  year,  which 
is  the  cause  of  the  advance  in  real  estate. 

Loudoun  County. — The  increase  in  value  I  attribute  chiefly  to  better  farming, 
such  as  better  cultivation,  liming,  etc. ;  also  to  some  improvement  in  farm  buildings. 

Montgomery  County. — The  rise  in  price  of  lands  is  due  more  to  the  construction  . 
of  tidewater  railroads  through  this  section  than  to  the  increased  profits  in  farming. 
There  has  perhaps  been  a  greater  increase  in  values  of  the  poorer  classes  of  lands, 
especially  those  suited  for  holdings  in  small  tracts,  than  for  the  better  classes  of  lands 
in  large  tracts. 

Nansemond  County. — The  lumber  enterprise  enhances  the  value  of  land  to  some 
extent  in  this  section,  but  the  better  price  for  peanuts  has  caused  farms  to  be  in 
demand  and  increased  their  price.  The  demand  for  farm  land  is  greater  than  the 
supply.  The  production  of  peanuts  in  this  district  (Holy  Neck)  has  increased  at 
least  75  per  cent  in  the  last  five  years. 

Northampton  County. — There  has  been  a  wonderful  advance  in  our  lands;  some 
middle  land. — poor  and  in  bad  cultivation,  little  wood  of  value  upon  it,  but  good 
for  trucking — sold  not  long  since  for  $100  per  acre.  Now  and  then  and  only  when 
large  tracts  are  sold  will  land  bring  as  low  as  $50.  I  have  put  that  as  a  minimum, 
as  I  wish  to  be  conservative. 

Another  correspondent. — The  small  truck  farms  close  to  railroads  are  more  valuable 
than  the  large  farms  away  from  them.  I  have  frequently  known  small  truck  farms 
close  to  the  stations  to  sell  at  auction  for  $100  per  acre,  and  then  I  have  known  large 
farms  not  so  convenient  to  sell  for  §20.  The  large  farms  are  cut  up  into  small  truck 
farms  which  makes  them  more  valuable  when  sold. 

Another  correspondent. — The  farms  of  this  county  have  increased  in  value  the  last 
five  years  owing  to  the  paying  prices  received  by  the  farmers  for  their  main  crop — 
Irish  potatoes — and  the  increase  of  population,  especially  of  young  married  couples 
seeking  homes,  making  new  settlements,  and  improving  old  ones.  Farms  are  scarce 
both  for  rent  and  sale. 

Nottoway  County. — A  great  many  farms  have  exchanged  hands  in  five  years  at 
double  the  purchase  price.  We  are  having  people  come  to  this  point  from  all  over 
the  West  and  South. 

Pittsylvania  County. — Tobacco  land  has  gone  down  in  price  on  account  of  the 
low  price  for  which  tobacco  is  now  selling  and  the  great  scarcity  of  labor. 

Powhatan  County. — The  county  on  the  whole  has  improved  a  great  deal  in  the 
past  five  years.  A  good  many  settlers  have  come  from  the  West  and  bought  farms, 
some  at  good  prices  and  some  very  cheap.  A  good  many  farmers  are  changing  from 
tobacco  to  stock  and  grass,  hogs,  sheep,  and  goats. 

Prince  Edward  County. — The  value  of  land  has  increased  considerably  in  the 
last  five  years,  owing  in  part  to  the  fact  that  land  buyers  are  more  plentiful,  and 
more  barns  and  outhouses  are  going  up  and  more  fencing  and  improvements  gen- 
erally, with  better  prices  for  all  crops;  the  demand  is  greater  than  the  supply, 
except  for  tobacco  lands. 

Princess  Anne  County. — The  farmers  in  this  section  have  made  rapid  advances 
in  the  last  five  years  in  getting  their  lands  up  to  a  higher  state  of  cultivation  and 
especially  in  building  barns  and  dwelling  houses. 

Roanoke  County. — The  increase  in  value  of  fruit  farms  is  due  to  the  good  prices 
of  apples  from  this  section  and  their  ready  sale.^  Other  land  has  increased  in  value 
because  of  the  prosperity  and  healthy  growth  of  Roanoke  city,  our  local  market  and 


82       LOCAL  CONDITIONS  AS  AFFECTING  FAEM  VALUES,   1900-1905. 

business  center,  which  seems  to  be  infusing  some  of  its  life  and  business  energies 
into  the  surrounding  country. 

Shenandoah  County. — Owing  to  increase  in  fruit-tree  planting,  fruit  growing,  and 
a  better  market  for  vegetables,  and  owing  to  gradual  increase  of  factories,  together 
with  the  increased  values  of  agricultural  products  generally  for  five  years  past  and 
the  large  average  of  good  crops  raised,  farms  have  increased  much  in  value. 

Southampton  County. — Lands  have  fully  doubled  in  value  during  the  last  five 
years,  owing  to  two  new  railroads  built  through  the  county  and  other  internal 
improvements. 

Stafford  County. — The  increase  in  lands  in  my  section  is  due  principally  to  divid^- 
ing  the  large  farms  and  selling  them  in  15  and  20  acre  lots,  upon  which  farm  build- 
ings have  been  erected. 

Warwick  County. — The  large  increase  in  value  of  farm  lands  is  due  to  the  growth 
of  the  adjacent  cities  of  Hampton  and  Newport  News,  and  the  consequent  advantage 
of  a  home  market  for  crops. 

Washington  County. — This  part  of  the  county  is  adapted  to  raising  live  stock, 
cattle,  horses,  sheep,  and  hogs,  grain,  corn,  wheat,  and  hay.  Hence  outsiders, 
people  off  the  railroads,  are  coming  in  and  buying.  Then  we  have  a  number  of  good 
colleges  and  high  schools  which  attract. 

Westmoreland  County. — There  is  very  little  land  to  sell,  and  it  is  hard  to  buy  at 
all.  Prices  range  from  §5  to  $30  per  acre.  No  owner  is  anxious  to  sell  unless  for 
division. 

Wise  County. — It  is  almost  impossible  to  buy  farm  land  in  this  county  at  present, 
owing  to  the  great  demand  for  farm  products  and  the  unwillingness  of  owners  to  sell. 

WEST   VIRGINIA. 

Berkeley  County. —Lands  in  fruit  have  made  the  greatest  advance,  and  fruit 
growing  has  made  wonderful  strides  in  four  years. 

Cabell  County. — Prices  of  cattle  have  decreased  and  lands  correspondingly.  All 
lands  growing  crops  have  lost  in  fertility  and  value. 

.Calhoun  County. — Oil  and  gas  fields  are  ruinous  to  a  farming  community  from  an 
agricultural  standpoint.  When  the  farmer  gets  oil  or  gas  he  usually  lets  his  farm 
grow  up  in  weeds  and  brush. 

Hampshire  County. — Many  apple  and  peach  orchards  have  been  planted  on  land 
worth  §1  per  acre  that  is  now  worth  $20  per  acre. 

Jackson  County.- — Land  has  declined  in  value  because  the  timber  has  about  all 
been  taken  off  and  sold,  because  of  the  scarcity  of  farm  labor,  and  because  taxes 
seem  to  be  increasing  almost  every  year.  Land  has  been  selling  for  $4  to  $10  per 
acre.  Very  little  land  has  been  changing  hands,  and  that  at  a  decline  of  $1  to  $3  per 
acre  below  the  value  of  five  years  ago. 

Marshall  County. — There  has  been  a  greater  increase  in  dairy,  fruit,  and  hay 
lands  in  this  section  than  in  general  farm  lands  on  account  of  oil  development  in  the 
near  vicinity. 

Mason  County. — The  improvement  in  the  last  five  years  is  owing  to  the  change  of 
mind  of  farmers  who  are  beginning  to  see  that  live  stock  and  fruit  are  much  more 
profitable  than  grain. 

Mercer  County. — The  farms  generally  are  rocky  and  small  and  mostly  devoted 
to  fruit  and  vegetables.  Farmers  generally  have  built  good  houses  and  improved 
their  lands  from  25  to  50  per  cent  in  the  last  five  years.  There  are  not  many  farms 
offered  for  sale,  but  farms  that  sold  five  years  ago  for  $1,000  the  owners  ask  $3,000 
for  now.  Land  has  advanced  one-half  owing  to  improvements.  There  are  no  graz- 
ing farms  in  this  district,  and  if  there  were  they  would  be  converted  into  truck  farms, 
for  we  have  ready  sale  here  for  what  we  raise,  as  it  is  a  mining  region.  Farmers 
continue  to  enlarge  their  orchards,  and  small  fruits  also  get  a  good  deal  of  attention. 
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Another  correspondent. — Farming  land  in  this  section — Mercer,  Wyoming,  Raleigh, 
and  McDowell  counties — has  increased  in  value  in  the  last  two  years  owing  to  the 
new  railroad  and  all  crops  and  vegetables  have  advanced  in  price. 

Monongalia  County. — Although  this  is  strictly  speaking  not  a  good  agricultural 
country,  the  opening  of  mines  makes  better  markets  and  has  stimulated  prices  of 
lands. 

Monroe  County. — Farming  is  done  now  in  a  more  scientific  way  and  I  think 
there  has  been  some  improvement  of  the  soil  since  1900.  The  value  has  increased 
very  much  per  acre. 

Ohio  County. — Dairying  has  received  renewed  activity  by  the  building  of  trolley 
roads  in  the  county.  Dairy  farms  are  situated  near  these  lines,  so  that  milk  can  be 
shipped  twice  daily. 

Pendleton  County. — All  lands  have  advanced  in  value  one-third  in  price  in  the 
last  five  years,  also  all  the  products  on  the  farms  at  the  same  rate.  We  have  a 
market  for  all  that  we  raise  (which  we  did  not  have  five  years  ago)  to  supply  the 
lumber  camps. 

Pocahontas  County.' — The  value  of  all  lands  has  been  increased  by  the  building 
of  a  railroad  through  the  county. 

Upshur  County. : — One  reason  why  there  is  not  a  greater  advancement  during  the 
past  five  years  is  because  so  many  of  our  farmers  have  left  their  farms  and  gone  into 
the  lumber  business. 

Wirt  County. — Timber  lands,  where  the  timber  has  not  been  removed,  are  the 
most  valuable  of  our  lands,  as  the  price  of  timber  has  advanced  very  rapidly  in 
the  last  few  years. 

NORTH    CAROLINA. 

Alamance  County. — The  people  are  seeking  small  farms,  so  as  to  be  able  to  do 
their  own  work,  as  the  young  men  are  all  seeking  other  work  than  on  the  farm,  and 
the  colored  labor  is  so  unreliable,  both  male  and  female. 

Alleghany  County. — Some  farms  have  advanced  50  per  cent  owing  to  improved 
methods  of  farming  and  increased  interest  in  stock  raising. 

Anson  County. — Some  good  buildings  have  been  erected,  roads  improved,  and 
prices  of  most  farm  products  enhanced,  consequently  increasing  value  of  land. 
Cotton  lands  have  advanced  more  than  other  lands. 

Beaufort  County. — The  value  of  our  farm  lands  has  gone  down;  the  cause  is  that 
the  majority  of  the  farm  labor  is  working  in  lumber,  and  for  the  lack  of  labor  the 
farms  do  not  get  the  attention  they  should  have. 

Bladen  County. — On  the  railroads  lands  have  risen  much  more  than  they  have 
in  the  regions  at  inconvenient  distances  from  them. 

Catawba  County. — I  have  been  surveying  and  writing  deeds  for  sales  of  land  for 
the  last  thirty  years,  and  I  have  never  seen  such  a  rush  in  land  matters  at  any 
period  as  there  is  now. 

Chatham  County. — My  township  is  in  the  new  bright-tobacco  belt  and  land  is 
worth  almost  anything  asked.  Land  that  could  have  been  bought  for  $4  or  $5  five 
years  ago  would  now  sell  for  three  or  four  times  that. 

Cherokee  County. — The  general  farming  land  has  decreased  in  value,  owing  to 
the  fact  that  sulphur,  copper,  and  iron  mines  are  located  about  10  miles  from  this 
township,  and  the  fumes  of  the  sulphur  are  destroying  the  timber  and  to  a  great 
extent  the  usefulness  of  the  land.  As  yet  it  has  not  affected  the  hay  crop  very 
much,  hence  such  farms  have  increased  in  value. 

Cleveland  County. — Large  tracts  of  land  are  being  divided  into  smaller  tracts 
for  intensive  farming.  The  price  of  cotton  and  the  general  prosperity  are  causing 
the  price  of  land  to  have  an  upward  tendency. 
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Currituck  County. — The  lands  that  produce  sweet  and  Irish  potatoes  in  my 
county  are  bringing  fabulous  prices. 

Durham  County. — There  has  been  very  little  improvement  as  regards  value,  on 
account  of  so  much  timber  having  been  cut  from  the  forests.  If  it  had  not  been  for 
that  cause,  the  values  would  have  increased  very  much. 

Forsyth  County. — During  the  last  five  years  land  has  increased  in  value  100  per 
cent,  including  buildings,  and  the  farmer  is  not  looked  upon  with  contempt,  as  he 
was  years  ago.  All  kinds  of  farm  produce  find  ready  sale  and  buildings  have  been 
improved. ' 

Franklin  County. — Labor  is  very  scarce,  consequently  smaller  crops  and  a  25 
per  cent  decrease  in  valuation  of  lands;  all  crops  are  at  least  25  per  cent  inferior  to 
those  of  past  years. 

Gaston  County. — The  advance  in  farm  lands  is  chiefly  due  to  road  improvement 
and  cotton  factories. 

Guilford  County. — All  farm  lands  in  this  township  are  slowly  advancing  in 
price,  owing  in  part,  I  think,  to  the  fact  that  local  markets  have  made  farming  more 
profitable. 

Halifax  County. — Bright-tobacco  lands  are  worth  less  because  of  the  depression 
in  price  of  tobacco,  made  so  by  there  being  no  competition  in  buying. 

Henderson  County. — There  has  been  an  upward  tendency  in  the  price  of  farm 
lands  for  the  last  four  or  five  years;  along  with  this  there  has  been  a  general  improve- 
ment in  the  farms,  in  the  lands,  in  the  fences,  in  the  farm  buildings,  and  in  the 
dwellings. 

Another  correspondent. — On  expectation  of  a  railroad  through  this  section  our  lands 
are  advancing  last,  and  some  transfers  have  been  made  at  prices  much  higher  than 
those  stated  elsewhere  in  my  report. 

Iredell  County. — Wherever  cattle  are  kept  lands  have  grown  more  productive 
and  higher.  Macadam  roads  have  increased  valuation.  More  pease  have  renovated 
worn-out  fields  and  made  bigger  profits. 

Lenoir  County. — The  farmers  have  made  great  improvements  in  the  past  year. 
They  seem  to  take  more  interest  in  everything.  More  of  them  are  raising  their  own 
meat  and  bread,  having  their  farms  ditched,  and  new  tenant  houses  built  and  fertil- 
izing their  crops  better. 

New  Hanover  County. — The  increase  is  due,  in  case  of  general  farming  lands,  to 
the  building  of  good  roads  and  the  rural  free  delivery  of  mails;  and  in  case  of  lands 
devoted  to  vegetables,  to  better  transportation  facilities,  and  up  to  this  year  (1905) 
good  prices  for  vegetables. 

Northampton  County. — The  eastern  section  of  the  county  is  devoted  almost 
entirely  to  peanuts;  farmers  are  prosperous,  and  lands  are  much  higher  then  those 
planted  in  corn  and  cotton. 

Robeson  County. — Large  farms  find  more  ready  sale  in  this  section  than  small 
ones,  contrary  to  what  seems  should  be  the  rule  when  labor  is  so  scarce  and  hard  to 
control. 

Rockingham  County.  — The  scarcity  of  labor  more  than  anything  else  has  kept 
land  from  advancing.  A  large  amount  of  timber  has  been  cut  during  the  last  five 
years.  The  low  price  of  bright  tobacco  and  the  worn-out  condition  of  so  much  land 
on  the  average  farm,  caused  by  extensive  farming  and  carelessness,  have  kept  the 
price  of  land  lower  than  it  should  be. 

Scotland  County. — Farm  lands,  owing  to  the  low  price  of  cotton  in  1900,  were 
then  depreciated.  The  owners  of  land,  mostly  lease,  and  when  cotton  is  low  very 
small  rentals  obtain,  and  when,  as  now,  it  sells  at  11  cents,  there  is  great  improve- 
ment, both  in  the  cultural  condition  of  the  soil  and  in  the  buildings  and  general 
equipment  for  the  tenants.  The  prices,  of  all  good  farming  lands  are  rapidly 
advancing,  and  manufacturing  is   developing.      There  are  thousands  of   northern 
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people  inspecting  the  great  many  opportunities  to  make  large  investments,  and 
buj'ing  great  bodies  of  what  has  been  denominated  worthless  lands,  which  for  lack  of 
capital  are  worthless  to  the  State  and  owners,  but  very  valuable  when  adjusted  by 
capital. 

Surry  County. — Land  well  timbered  has  increased  in  value  more  than  the  figures 
elsewhere  reported  would  indicate. 

Swain  County. — Timber  land  has  about  doubled  in  price  in  the  last  five  years. 

Vance  County. — Tobacco  is  selling  now  for  less  than  it  costs  to  produce  it.  Some 
twelve  or  fifteen  years  ago  thousands  of  acres  of  land  in  our  section  found  ready 
bidders  at  $20  per  acre.  The  decline  of  tobacco  lands  in  value  has  been  as  gradual 
as  that  of  the  price  of  tobacco. 

Another  correspondent. — Farming  lands  of  nearly  all  classes  have  advanced  slowly 
but  steadily  from  year  to  year.  As  the  young  men  become  grown  on  the  farms  they 
usually  marry  and  buy  small  farms.  The  general  tendency  is  for  farmers  to  own 
smaller  farms  and  cultivate  them  better  and  manure  more  highly  and  get  better 
results. 

Wake  County. — There  has  been  some  advance  in  farm  land  in  our  immediate  sec- 
tion, say  about  $2  per  acre,  but  none  of  it  is  bringing  as  much  money  as  it  would  if  we 
could  get  labor  at  reasonable  price  and  could  rely  upon  it.  A  great  deal  of  our  good 
land  is  not  being  cultivated  on  account  of  the  poor  and  unreliable  labor,  and  this 
is  getting  worse  every  year. 

Washington  County. — Where  there  is  a  progressive  farmer,  land  is  valuable; 
where  a  sluggard,  land  is  in  bad  shape  and  of  but  little  value;  and  where  there  are 
facilities  for  transportation,  land  is  all  the  time  advancing. 

Watauga  County. — Farmers  are  taking  more  interest  in  the  improvement  of 
stock  generally,  also  in  building  comfortable  houses  and  barns  for  the  protection  of 
themselves  and  stock  during  the  winters.  Stock  raising  of  all  kinds  is  becoming 
more  interesting  to  our  people. 

Wilson  County. — The  farm  lands  in  Wilson  County  have  increased  in  value  for 
the  last  few  years  very  greatly,  on  account  of  the  great  advance  in  the' price  cotton. 
The  farms  are  usually  small  in  size  and  are  largely  cultivated  by  white  men. 

SOUTH   CAROLINA. 

Bamberg  County. — All  lands  within  5  miles  of  the  towns  and  villages  have 
increased  in  value  from  100  to  500  per  cent;  farther  off,  from  25  to  50  per  cent;  in 
fact,  it  is  next  to  impossible  to  buy  near  towns  at  any  price. 

Barnwell  County. — Lands  that  the  ordinary  farmer  did  not  fertilize  and  build  up 
ten  years  ago,  and  which  were  classed  as  ordinary  farming  land,  could  have  been 
bought  then  for  $5  per  acre;  but  many  of  those  farms  have  been  improved  by  ditch- 
ing and  a  superior  grade  of  fertilization  and  cultivation,  and  have  easily  doubled  in 
value,  especially  is  this  the  case  with  cotton  farms  and  hav  and  grain  farms. 

Another  correspondent. — The  greatest  improvement  is  in  the  medium  and  best  qual- 
ity of  lands  suitable  for  general  farming  and  the  cultivation  of  cotton  and  grain. 
There  has  been  but  very  little  enhancement  in  the  value  of  the  poorer  lands,  except 
for  the  timber  on  them. 

Beaufort  County. — Lands  in  my  locality  are  increasing  in  value  every  day,  mostly 
on  account  of  planters  going  into  truck  planting.  A  few  years  ago  lands  on  this 
island  were  principally  worked  by  negroes,  or  you  had  better  term  it,  "butchered" 
by  them ;  but  in  the  last  three  or  five  years  a  few  white  planters  have  come  in,  and 
lands  that  have  been  a  drug  on  the  market  readily  sell  at  §10  an  acre  and  there  are 
some  plantations  that  can  hardly  be  bought  at  any  price. 

Cherokee  County. — Lands  near  towns  and  lands  well  improved,  with  good  build- 
ings, and  lands  well  located  on  public  roads,  even  though  not  near  towns,  will  sell  for 
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$25  to  §30  and  $40  per  acre.  In  fact,  there  are  very  few  lands  offered  for  sale  now. 
There  are  some  good  places  that  are  not  well  located  that  can  be  bought  for  from  $5 
to  §10  per  acre. 

Another  correspondent. — The  white  renters  are  getting  tired  of  paying  rent  and  are 
buying  land;  and  some  of  the  employees  of  cotton  mills  have  made  money  enough 
to  buy  land,  as  they  get  tired  of  mill  work  and  want  to  get  out  into  the  country. 
Hence  land  values  are  rising. 

Chesterfield  County. — This  township  was  about  20  miles  from  a  railroad  until 
1900.  Then  the  Seaboard  Air  Line  built  a  railroad  through  this  section,  and  the 
land  is  worth,  and  does  sell,  for  from  three  to  ten  times  what  it  did  before  the  road 
was  built.     Stock  has  improved  about  one-third  in  value. 

Clarendon  County. — Farm  lands  have  increased  abnormally  in  value,  owing  par- 
tially to  increased  demand  for  farm  products,  and  more  particularly  the  large  pur- 
chases made  by  rich  individuals  and  corporations. 

Georgetown  County. — The  depreciation  of  rice-land  values  is  attributed  to  lower 
cost  of  production  in  Louisiana  and  Texas,  frequency  of  freshets  in  our  rivers,  and 
the  demoralization  of  labor.  Truck  farming  is  increasing,  and  the  land  is  enhancing 
in  value. 

Lee  County-.— All  grades  of  land  in  Lee  County  are  selling  for  better  prices  than 
ever  before  in  the  history  of  this  region.  This  is  especially  true  of  land  adapted  to 
the  raising  of  cotton,  of  which  there  are  thousands  of  acres  in  the  county.  Such 
lands  have  been  and  are  changing  hands  at  $30  to  $100  per  acre.  To  my  mind  there 
are  four  potent  causes  for  this  condition:  (1)  The  establishment  of  the  new  county 
(1902);  (2)  better  railroad  facilities;  (3)  rural  free  delivery  of  mails;  (4)  general 
prosperity,  and  perhaps  I  ought  to  add  (5)  more  intelligent  farming,  whereby  two 
bales  of  cotton  are  raised  on  one  acre,  instead  of  raising  one  bale  on  three  acres,  as 
heretofore. 

Lexington  County. — Owing  to  the  increase  in  the  price  of  cotton  all  lands  have 
been  fertilized  well  and  greatly  improved  to  a  higher  state  of  cultivation,  also  build- 
ings have  been  remodeled  and  rebuilt  during  the  past  five  years.  Many  farms  in 
this  section  are  worth  more  than  §100  per  acre,  a  full  increase  of  100  per  cent  during 
the  past  five  years. 

Marion  County-. — Five  years  ago  farming  lands  in  this  section  had  a  nominal  value 
of  §10  per  acre.  The  introduction  of  tobacco  culture  has  worked  wonders  in  the 
financial  condition  of  the  farmers,  and  the  same  lands  are  now  readily  selling  for  §50 
to  $75  per  acre. 

Marlboro  County. — Ten-cent  cotton  has  added  25  per  cent  to  land  values  in  three 
years.     Plenty  of  cotton  farms  in  this  county  will  bring  §60  to  $90  per  acre. 

Oconee  County. — The  principal  advance  in  land  values  has  been  in  timbered  lands 
for  sawmill  purposes.  That  class  of  land  since  1900  has  advanced  75  to  100  per  cent; 
farming  lands,  10  to  25  per  cent. 

Pickens  County. — The  building  of  cotton  factories  is  one  cause  of  the  rise  in  value 
of  land  in  this  portion  of  this  county.  The  greater  population  enlarges  the  demand 
for  the  products  of  the  farm  at  greater  prices. 

Saluda  County. — Increase  of  population,  increased  value  of  farm  products,  diver- 
sified methods,  etc.,  have  combined  to  make  the  farming  operations  more  attractive, 
all  of  which  tends  to  put  up  the  value  of  farm  lands. 

Sumter  County.— All  real  property  has  advanced  very  much  in  the  last  five  years. 
In  1900  good  farm  land  could  be  bought  for  $5  to  $8  per  acre;  now  for  the  same  lands 
$15  to  $20  per  acre  is  refused,  and  lands  of  the  best  grade  and  near  towns  bring  as 
high  as  §40  and  $50  per  acre.  I  have  given  a  conservative  estimate.  This  condition 
is  due  to  better  roads  and  a  higher  class  of  farming;  the  land  produces  more. 

Williamsburg  County. — Some  lands  have  doubled  in  value  in  the  last  four  years, 
especially  near  schools,   churches,  and  post-offices,  and  near  towns.     Some  open 


LOCAL  CONDITIONS  AS  AFFECTING  FARM  VALUES,   1900-1905.       37 

lands  sell  as  high  as  $10  per  acre,  and  some  wood  lands  as  high  as  $4  per  acre;  and 
some  can  not  be  bought  at  any  price,  not  being  for  sale,  but  held  for  higher  prices. 
Land  is  now  considered  good  property,  some  buying  it  as  an  investment,  and  renting 
it,  in  whole  or  in  part,  to  get  the  interest  on  the  money. 

York  County.— The  value  of  land,  as  given  in  this  report,  may  seem  fictitious, 
but  it  is  not.  There  has  been  a  great  deal  of  improvement  in  the  past  five  years, 
both  in  the  land  and  in  the  buildings  thereon.  Most  people  have  abandoned  the  old 
custom  of  wearing  out  a  piece  of  land,  throwing  it  out  of  cultivation,  and  clearing  up 
new  land,  and  a  great  deal  of  interest  is  now  manifested  in  trying  to  improve  what 
they  have  in  cultivation. 


Appling  County. — The  increase  in  value  of  farm  lands  is  due  to  the  reason  that 
more  interest  is  being  taken  in  farming,  and  in  using  better  machinery  for  farming 
and  harvesting,  and  to  the  fact  that  home  seekers  are  coming  here.  The  decrease 
in  fruit  lands  is  due  to  some  kind  of  blight  or  scale  that  destroys  the  trees. 

Bibb  County'. — The  best  lands  have  advanced  100  per  cent,  the  poorest  have 
advanced  none. 

Another  correspondent.- — Our  farm  lands  are  selling  above  their  real  worth,  consid- 
ering the  income  that  can  be  derived  from  their  actual  cultivation.  We  have  in  our 
county  a  city  of  40,000  inhabitants.  The  business  men  are  buying  all  the  land  that 
is  for  sale  as  an  investment.     Much  of  such  land  is  lying  idle. 

Butts  County. — In  the  early  part  of  1900  lands  were  selling  at  from  $8  to  $12  per 
acre;  later  on,  when  cotton  advanced  to  10  cents  and  over  in  the  latter  part  of  1900, 
lands  sold  from  $12  to  $15  per  acre,  and  in  1904,  when  cotton  again  advanced,  lands 
went  from  $15  to  $25  per  acre,  and  it  now  remains  about  that  price. 

Camden  County'.— Owing  to  the  low  price  of  rice  these  lands  have  been  practically 
unsalable.  In  general  all  lands  have  advanced  50  to  150  per  cent  during  the  past 
five  years.  The  turpentine  and  lumber  interests  are  responsible  for  the  increase,  the 
large  operators  holding  on  to  their  lands  and  buying  out  the  smaller  tracts  to  hold 
them  for  a  second  growth. 

Charlton  County. — Owing  to  lands  being  bought  up  by  parties  in  large  bodies 
such  purchasers  will  not  sell  in  small  lots,  consequently  the  prices  of  lands  owned 
by  farmers  have  considerably  advanced. 

Chattahoochee  County. — For  eight  or  ten  years' previous  to  1900  lands  could 
scarcely  be  sold  except  on  "long  terms";  very  few  seemed  to  have  money,  and 
those  who  had  money  preferred  to  invest  in  city  property.  Since  cotton,  the  main 
money  crop  in  this  section,  brings  a  better  price,  farm  lands  are  now  in  some  demand, 
and  it  takes  more  money  to  get  the  land. 

Cherokee  County. — The  advance  in  price  is  mostly  due  to  improvement  in  build- 
ings, and  somewhat  to  peach  orchards.  Little  has  been  done  to  improve  the  fertility 
of  the  soil.  There  is  a  tendency  toward  small  farms,  and  this  enhances  the  price  of 
land. 

Clay  County. — Prices  of  farm  lands,  particularly  here  just  south  of  Atlanta,  have 
advanced  from  50  to  more  than  100  per  cent;  this  is  due  to  two  or  more  railroads 
running  into  Atlanta,  extensions  of  other  railroads,  general  improvements,  increase 
in  population  of  Atlanta,  growth  of  suburbs,  extension  of  suburban  lines  of  electric 
railways,  and  last  but  altogether  least,  the  grading  and  cherting  (macadamizing)  of 
the  country  wagon  roads.  There  has  been  a  constantly  growing  demand  in  Atlanta 
for  fresh  fruits,  vegetables,  and  poultry  products  delivered  daily  or  triweekly. 
Lands  ail  around  here  that  could  have  been  bought  four  years  ago  for  $22.50  to  $25, 
have  since  sold  for  $40,  $45,  and  $50  spot  cash  per  acre.  Good  vegetable  lands  will 
bring  $75  to  $150,  and  why  not?  We  can  clear — above  fertilizers,  taxes,  and  labor 
in  growing  and  marketing — from  $40  to  $200  per  acre.     Since  I  came  here  four  years 
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ago  we  have  more  roads,  better  roads,  more  street-car  lines,  suburban  express  cars, 
and  rural  mail  delivery  all  over  the  country  for  miles  around,  and  the  Atlanta  market 
is  growing. 

Coffee  County. — In  1900  this  county  was  sparsely  settled,  but  in  a  decade  has 
improved  wonderfully;  new  people  with  new  methods  have  come  in  and  taken 
advantage  of  the  cheap  fertile  lands  that  are  rising  in  value  daily,  and  have  stimu- 
lated the  natives  to  industry  and  thrift.  While  it  is  not  a  stock  county,  it  will  fatten 
this  year  more  hogs  and  make  more  bacon  than  in  any  previous  two  years.  Capital- 
ists have  established  competitive  transportation  lines,  and  the  county  was  never 
more  prosperous.  Its  climate  and  growth  for  fruits,  grain,  natural  grass,  and  vegeta- 
bles almost  the  year  around  attract  progressive  farmers  from  more  vigorous  climes, 
Avho  at  once  invest  and  become  active  citizens. 

Columbia  County. — The  tendency  is  toward  smaller  farms,  and  where  this  is  the 
case  the  price  is  invariably  higher  than  given  in  this  report.  Dairying,  hay,  grain, 
and  live-stock  farms  are  at  a  premium  because  only  a  little  labor  is  required  and  it 
is  scarce  here;  vegetable  lands  have  made  big  advances  owing  to  progressiveness  of 
the  trucking  industry. 

Dooly  County. — Land  is  steadily  rising  in  value  owing,  to  a  new  railroad  and  rural 
mail  routes,  while  the  people  are  fertilizing  their  lands  better  and  bringing  them  to 
a  higher  state  of  cultivation. 

Dougherty'  County. — All  lands  in  this  section  have  advanced  during  the  past  five 
years  from  100  to  300  per  cent,  timber  lands  from  200  to  400  per  cent. 

Emanuel  County. — The  cause  for  the  heavy  rise  in  price  of  land  in  this  section  is 
the  great  number  of  people  coming  in,  and  this  was  thinly  settled  a  few  years  ago; 
new  railroads  are  opening  new  territory. 

Another  correspondent. — The  average  farmers  make  about  double  the  amount  of 
farm  products  now  that  they  did  five  years  ago,  and  the  price  of  land  is  nearly 
doubled.  Nearly  all  the  farmers  in  this  section  are  out  of  debt  and  have  some 
money  in  hand,  and  a  plenty  of  stuff  such  as  corn,  cane,  peas,  and  potatoes  for 
another  year's  support. 

Fannin  County. — In  the  last  year  copper  mines  have  done  great  damage  to  our 
forests  and  fields  and  thereby  greatly  depreciated  the  value  of  lands  in  a  part  of  the 
county.  Otherwise  the  introduction  of  railroads  and  growth  of  home  markets  have 
advanced  the  price  of  farming  land  about  30  per  cent  in  the  last  five  years. 

Floyd  County. — In  the  past  year  or  so  there  has  been  an  active  demand  for  land, 
especially  for  fruit  and  general  farming,  and  hundreds  of  thousands  of  fruit  trees 
have  been  planted.  As  a  general  rule  the  fruit  land  previously  had  no  commercial 
value;  now  it  is  eagerly  sought  at  an  advance  of  100  to  150  per  cent. 

Another  correspondent. — The  advance  in  the  prices  of  cotton,  horses,  and  mules  has 
been  the  main  cause  of  the  advance  in  the  price  of  farming  land  in  general.  In 
localities  convenient  to  shipping  points,  peach  raising  has  been  the  chief  cause  of  the 
advance  in  case  of  land  that  is  suitable  for  orchards. 

Fulton  County. — There  are  no  lands  in  Fulton  County,  no  matter  how  remote 
from  the  car  lines  or  good  roads,  that  can  be  bought  for  less  than  $12  per  acre, 
and  land  within  5  to  7  miles  of  Atlanta  fronting  on  steam  or  electric  car  lines  sells 
at  from  $500  to  $1,000  per  acre,  the  price  falling  off  as  the  distance  from  railroads 
increases. 

Another  correspondent. — Land  in  this  county  in  the  last  five  years  in  nearly  all  cases 
has  doubled  in  value  and  many  farms  on  this  side  of  the  county,  on  account  of  the 
many  good  roads  constructed,  have  trebled  in  A^alue.  These  roads  have  given  people 
a  chance  to  haul  manure  from  the  city  and  land  has  been  very  much  improved, 
which  of  course  makes  it  more  valuable. 

Another  correspondent. — Dairying  has  improved  considerably  in  interest  and  con- 
sequently the   farms   have   been  greatly  improved   thereby,   and  also   buildings. 
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The  interest  in  the  vegetable  or  truck  farm  has  advanced  at  least  100  per  cent,  and 
wherever  farms  are  adapted  to  that  kind  of  farming  the  prices  have  advanced  largely. 
The  interest  in  fruit  is  growing  and  especially  in  strawberries,  raspberries,  and  other 
small  fruits. 

Gwinnett  County. — Five  miles  and  farther  from  railroads,  lands  that  sold  for  $6 
to  $7  per  acre  in  1900  now  sell  for  $10  to  $12.  Near  railroads  paralleled  with  electric 
lines  they  sell  $40  to  $50  per  acre.  Improvements  do  not  form  a  great  part  of  the 
value  of  farms  in  this  section;  buildings  are  generally  poor. 

Another  correspondent. — Farmers  are  more  prosperous  than  they  have  been  in 
years;  they  have  more  money,  and  they  buy  less  supplies  on  credit.  It  is  no  trouble 
to  get  money  at  a  reasonable  rate  of  interest.  Thexgood  price  we  have  been  getting 
for  cotton  is  responsible  to  a  great  extent  for  this  state  of  affairs  as  well  as  for  the  rise 
in  the  value  of  land. 

Hall  County. — Owing  to  demand  and  the  county's  becoming  more  thickly  settled, 
land  has  gradually  advanced  in  price,  but  in  actual  worth  it  is  not  keeping  pace  with 
the  price  paid;  this  is  owing  to  poor  cultivation  and  the  want  of  seeding  down.  Some 
land  that  will  bring  $15  per  acre  to-day  will  not  produce  more  than  two-thirds  of  the 
cotton  it  did  ten  years  ago.  Clean  culture  allows  the  land  gradually  to  wash  into 
streams  and  leaves  it  poorer.  One  has  only  to  look  at  the  recently  cleared  lands 
to  see  that  the  above  is  true;  lands  that  have  only  been  in  cultivation  a  few  years 
are  making  fine  crops  while  the  old  lands  hardly  pay  for  the  cultivation. 

Henry  County. — While  our  general  farming  lands  are  much  higher  in  value  than 
five  years  ago,  I  think  they  are  becoming  poorer  under  the  present  tenant  system; 
the  ditches  are  not  kept  up  and  the  all-cotton  system  is  very  impoverishing  to  the 
lands.  Our  tenants  say  that  they  have  to  plant  cotton  to  pay  for  supplies  and  rent. 
I  do  not  think  our  lands  are  yielding  cotton  per  acre  as  well  as  they  did  thirty  years 
ago. 

Houston  County. — Our  lands  in  this  section  are  being  bought  for  planting  in 
peaches,  consequently  they  are  going  higher  in  value  every  year. 

Jackson  County. — The  general  run  of  land  is  being  improved  considerably  above 
what  it  was  five  years  ago;  farmers  are  learning  to  rotate  their  crops  and  in  this  way 
to  get  better  results  in  every  way.  Farmers  are  also  making  many  improvements  in 
houses  and  barns,  and  this  land  is  growing  better  in  price  every  year.  Many  farms 
in  this  section  that  can  not  now  be  purchased  at  $50  per  acre,  five  years  ago  could 
have  been  bought  at  $10  to  $12. 
-    Jasper  County. — Diversification  has  caused  the  increase. 

Lee  County. — I  have  been  inspecting  and  valuing  lands  in  this  county  for  the  past 
10  to  15  years  for  various  loan  companies,  and  10  to  14  years  ago  good  farms  sold  for 
$3  to  $5  per  acre,  while  now  the  poorest  is  selling  for  $5  to  $8,  medium  for  $7  to  $10, 
and  others  can  not  be  bought  for  $10  to  $12.  The  land  in  this  county  is  in  large  plan- 
tations, as  before  the  war,  and  is  cultivated  mostly  by  the  negro  tenants. 

Lincoln  County. — Large  farms  are  being  cut  up  into  small  farms  of  100  to  200 
acres;  cotton  is  being  planted  less,  and  there  is  more  making  of  home  supplies,  and 
more  raising  of'  hay;  the  county  as  a  whole  is  on  the  upgrade  in  most  all  lines 
except  cotton — people  are  raising  less  cotton. 

Morgan  County. — The  increase  in  value  of  lands  for  this  section  has  been  the 
result  of  several  causes — increase  in  educational  advantages,  increase  in  value  of 
cotton,  the  partitioning  of  large  landed  estates  into  small  farms,  and  these  being 
bought  and  occupied  by  thrifty  white  people. 

Paulding  County.— Farmers  are  generally  out  of  debt  and  in  prosperous  condition. 

Stewart  County. — We  are  beginning  to  diversify  our  crops  more,  prepare  our 
lands  better,  and  fertilize  more,  hence  we  make  more  per  acre.  Labor  gets  scarcer 
and  more  nearly  worthless  every  year,  but  lands  are  gradually  increasing  in  value. 
Some  of  us  are  increasing  our  cattle  and  hogs. 
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Spalding  County. — All  lands  are  up.  There  is  great  demand  for  small  farms  of  25 
to  50  acres;  land  owners  are  not  disposed  to  sell,  and  the  rents  pay  12  to  16  per  cent 
on  the  investment.  Thirty  acres  of  medium  land  rents  readily  for  $80  to  §100  per 
year.     Many  buyers,  but  little  lands  on  the  market. 

Walker  County. — The  great  increase  in  value  of  fruit  lands  and  farms  in  this  sec- 
tion is  due  to  the  comparatively  recent  development  of  peach  growing  here.  Lands 
that  five-years  ago  would  hardly  sell  at  $10  per  acre  now  bring  $30,  and  with  bearing 
orchards  on  them  from  $50  to  $100.  The  increase  in  other  farm  lands  is  solely  due 
to  a  steady^  increase  of  population  and  the  good  prices  prevailing  for  cotton  and 
mules. 

Worth  County. — All  farming  lands  have  greatly  increased  in  value  in  the  past  five 
years.  Some  farms  have  entirely  new  enterprises  in  this  section,  such  as  dairying, 
stock  raising,  fruits,  and  vegetables,  and  all  seem  to  be  highly  successful.  All  kinds 
of  farm  lands  are  fast  advancing  in  price;  and  the  secret  of  success  lies  in  the  building 
up  of  such  lands,  in  small  acreage,  in  manuring  well,  and  in  thorough  tillage. 

Wilcox  County.  — The  county  is  comparatively  new,  and  much  land  is  being 
cleared.  The. greatest  cause  of  the  increase  of  A'alue  is  the  moving  in  of  farmers  from 
north  Georgia.        v 

Whitfield  County. — The  large  increase  in  cotton  and  fruit  lands  is  owing,  as  to 
the  cotton,  to  the  higher  price  of  cotton  for  the  past  two  years;  as  to  fruit,  to  the  fact 
that  large  areas  in  our  section  have  been  devoted  to  peaches  and  have  come  into 
productiveness  in  the  last  five  years.  These  lands,  which  were  the  poorest  ridges  in 
the  county,  can  not  be  bought  now  at  any  reasonable  price. 


Bradford  County. — People  make  more  and  better  crops  of  whatever  kind  of 
product  adapted  to  this  country  that  they  plant.  We  are  learning  more  how  to 
fertilize  and  more  how  to  cultivate  to  suit  the  seasons. 

Brevard  County. — The  cost  of  cleaning  and  putting  land  into  cultivable  condition 
is  from  $60  to  $75  per  acre,  and  this  sum  should,  of  course,  be  added  to  the  cost  of 
land,  but  in  most  instances  this  can  not  be  done  in  sales,  as  the  land  will  rarely 
bring  the  cost  of  the  improvements. 

Another  correspondent. — Fruit  and  vegetable  farms  in  1900  had  decreased  in  value 
following  the  severe  freeze  of  1895.  Some  farmers  had  mortgaged  to  further  improve, 
and  after  the  freeze  offered  property  for  sale  to  enable  them  to  clear  the  debts. 
Prices  have  gradually  risen  since. 

Citrus  County. — The  turpentine  industry  and  sawmills  make  all  timber  lands 
valuable  that  a  few  years  ago  were  worthless,  and  these  are  now  in  great  demand  at 
$3  to  $20  per  acre. 

Dade  County. — A  fruit  orchard,  or  grove,  as  we  call  it  here,  is  worth  at  least  $100 
per  acre  when  planted,  and  if  well  cared  for  will  be  worth  $1,000  in  ten  years.  The 
oldest  groves  are  about  10  years  old,  but  very  few  are  that  old. 

De  Soto  County. — De  Soto  is  the  largest  county  in  the  State.  The  principal 
industry  is  the  raising  of  oranges  and  grape  fruit.  Stock  raising  is  on  a  large  scale 
with  wild  cattle  on  the  ranges.  Vegetables  for  the  early  market  are  produced  all 
over  the  county,  but  in  very  small  areas.  Sugar  cane,  rice,  and  other  staple  prod- 
ucts such  as  are  grown  in  semitropical  climes  are  all  grown  in  the  county,  but  not  on 
a  very  large  scale.  Generally  speaking,  the  land  values  have  about  doubled  within 
the  last  five  years  owing  to  hard  winters  in  the  northern  counties,  which  have  made 
De  Soto  the  banner  orange  county  of  the  State.  The  pine  timber  has  also  been  put 
to  use  by  the  turpentine  people  and  the  sawmills. 

Duval  County. — The  constant  increase  in  the  values  of  farm  products  and  a  widen- 
ing market  for  their  disposal  have  been  potent  factors  in  the  increased  value  of  lands. 
Improved  strains  of  stock  and  better  methods  of  feeding  have- increased  the  value  of 


LOCAL  CONDITIONS  AS  AFFECTING  FARM  VALUES,   1900-1905.        41 

all  live-stock.  Farm  lands  in  this  State  have  always  been  exceedingly  low,  and  their 
increased  value  is  due  to  increasing  production  per  acre  and  improved  methods  of 
culture. 

Escambia  County. — Cotton  planters  from  Alabama  are  leaving  their  worn  lands 
and  settling  in  this  country  freely. 

Gadsden  County. — Farmers  are  now  building  up  their  land,  which  formerly  they 
did  not  do.  Lands  in  many  parts  of  the  county  have  doubled  in  value  during  the 
last  five  years.  Tobacco  raising  has  given  a  great  impetus  to  all  lands  suitable  for 
its  culture,  and  all  of  our  farming  interests  have  greatly  improved  since  1900. 

Hillsboeo  County. — Orange  grove  property  is  now  about  $400  to  $800  per  acre. 
Unimproved  lands  have  about  doubled  in  value  in  the  past  five  years  owing  to  the 
growth  of  Tampa. 

Jackson  County. — This  part  of  west  Florida  is  being  rapidly  settled.  Land  that 
ten  years  ago  could  be  bought  for  $1.50  per  acre  is  now  being  improved  and  sells  for 
$10  to  $15.  Razorbacks  and  scrub  stock  are  gradually  giving  place  to  improved 
breeds.  Improved  farm  machinery  is  taking  the  place  of  the  undependable  farm 
laborers.  Frame  dwellings  and  barns  are  pushing  the  log  house  out  of  the  way,  and 
the  white  man  is  doing  the  work. 

Jdfferson  County. — Farm  lands  have  more  than  doubled  in  value  in  the  past 
year,  owing  largely  to  the  demand  for  the  timber  lands  for  milling  and  naval  stores. 
Farming  lands  have  kept  pace  with  wild  lands  in  increase  of  value,  except  that  cot- 
ton lands  have  generally  deteriorated  from  age  and  general  dilapidation  of  tene- 
ments, houses,  etc. 

Lake  County; — The  freeze  of  1895  destroyed  our  great  industry  (citrus  fruits), 
and  the  subsequent  depression  resulting  from  expensive  failures  to  restore  the  groves 
caused  the  desertion  of  many  once-flourishing  places.  Then  many  resorted  to  farm- 
ing and  trucking,  but  not  all  have  had  satisfactory  success.  The  want  of  confidence 
in  the  stability  of  either  pursuit  brought  about  a  demoralization  of  land  values. 
Considerable  advancement  since  1900,  however,  has  been  made  in  self-supporting 
farms.  Vegetable  lands  (hammocks)  are  cultivated  in  small  farms  and  vary  in 
value  from  $25  to  $75  per  acre.  Melon  lands  are  cultivated  in  larger  tracts  and  vary 
from  $10  to  $25  an  acre.  Orange  groves  vary  in  value  from  $50  to  $500  an  acre, 
according  to  condition  and  age  of  trees.  Live  stock  on  public  ranges  has  improved 
20  per  cent  since  1900.  Pine  timber  lands  in  large  bodies  have  advanced  from  $1.25 
per  acre  to  $5  and  $10. 

Lee  County. — Since  the  railroad  came  to  Fort  Myers  all  lands  have  increased  in 
value.  Land  that  could  be  bought  for  $5  per  acre  (wild  land)  is  now  from  $10  to 
$20  per  acre,  and  some,  near. stations  along  the  railroad,  is  worth  more,  and  all  im- 
proved land  has  increased  fully  50  to  100  per  cent,,  and  some  more. 

Leon  County. — Very  much  of  the  farm  lands  are  owned  by  nonresidents.  These 
lands  are  farmed  (so  called)  by  colored  tenants  and  have  been  planted  continuously 
for  the  past  forty  to  sixty  years  without  ever  having  received  any  fertilizer  of  any 
kind — not  one  ounce  of  plant  food.  Consequently,  though  these  lands  were  origi- 
nally good,  they  have  become  well-nigh  exhausted.  The  income  from  them  is 
small;  hence  the  low  prices  at  which  they  may  still  be  bought.  A  few  farmers  are 
beginning  to  fertilize,  and  the  yields  are  excellent. 

Marion  County. — There  has  been  a  general  advance  in  the  value  of  all  lands  in 
this  section  of  Florida.  The  great  advance  in  the  value  of  orange  groves  is  due  to 
the  fact  that  the  trees- were  all  destroyed  by  frost  in  1900.  Now  most  groves  are  bear- 
ing fruit  again. 

Orange  CouNTy. — Our  lands  are  devoted  exclusively  to  fruit  and  vegetables. 
There  are  so  many  conditions  to  make  or  mar  these  two  sources  of  income  that  it  is 
hard  to  arrive  at  just  conclusions.  For  instance,  in  1900  we  grew  but  few  vegetables 
other  than  tomatoes.'  In  1903,  1904,  and  1905  we  have  been  growing  lettuce  and 
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cucumbers,  from  which  we  derived  from  $500  to  $900  per  acre  when  conditions  were 
favorable.     There  has  been  a  gradual  increase  in  the  price  of  lands  since  1900. 

Sumter  County. — The  freeze  of  1895  left  Florida  in  bad  shape.  Her  lands  had 
but  little  value  after  the  orange  industry  was  wiped  out,  but  trucking  sprang  up  all 
over  the  State  and  farm  land  has  been  steadily  increasing  in  value. 

Suwanee  County. — The  farming  in  my  township  is  done  with  better  skill  and 
more  interest,  although  labor  is  scarce. 

Taylor  County. — Farming  and  farm  lands  here  are  on  an  average  about  the  same 
as  they  were  in  1900,  but  our  timber  is  worth  about  three  times  as  much  now  as  it 
was  in  1900. 

Wakulla  County. — The  fruit  lands  are  cheap  and  plentiful,  because  transportation 
to  market  often  brings  the  shipper  into  debt.  It  is  common  that  when  one  ships 
pears,  peaches,  or  any  other  fruit  the  commission  men  send  to  him  for  money  to 
finish  paying  the  freight. 

Walton  County; — Very  few  owned  land  in  1900.  Nearly  all  were  on  the  Gov- 
ernment lands,  but  now  a  good  many  have  homesteads.  They  used  to  sell  a  claim 
for  a  yoke  of  oxen  and  a  wagon,  but  now  so  many  northern  people  are  looking  for 
homes  here  that  good  land  is  advancing  fast  in  price. 

NORTH   CENTRAL    STATES. 


Ashland  County. — Land  has  increased  ?10  an  acre. since  1900,  and  farms  are  kept 
in  very  good  repair  and  the  soil  looked  after  more  carefully  than  ten  years  ago,  by 
use  of  barnyard  manure  and  fertilizers. 

Belmont  County. — The  greatest  increase  has  been  in  farms  well  situated.  The 
most  that  is  sold  here  is  the  surface,  as  this  is  coal  land,  and  the  coal  is  sold  sepa- 
rately. The  cause  for  much  advance  in  value  is  the  opening  of  mines  and  the  mak- 
ing of  great  home  markets. 

Another  correspondent. — Owing  to  the  fact  that  nearly  all  the  farm  land  in  this 
township  has  had  the  No.  8,  or  Pittsburg,  vein  of  coal  sold  from  under  it,  there  has 
been  some  depreciation  in  the  surface  value.  If  the  taking  out  of  the  coal  does  not 
affect  the  water  supply  the  land  will  in  time  reach  the  former  valuation. 

Brown  County'. — The  universal  prosperity,  coupled  with  good  crops,  has  given 
the  farmer  the  means  of  making  improvements.  A  few  small  sections  show  very 
little  but  vacant  houses  and  broken  fences;  on  the  other  hand,  a  first-class  through 
electric  line  that  is  just  being  completed  has  caused  prices  in  its  immediate  vicinity 
to  double  those  of  five  years  ago.  A  more  general  use  of  clover  has  also  increased 
the  fertility  of  the  soil. 

Clark  County. — Most  of  the  transfers  have  been  to  city  buyers.  There  is  little 
advance  at  present  over  1900.  A  few  persons  became  possessed  of  wealth  and  in- 
vested somewhat  in  farm  land. 

Clermont  County. — In  the  last  five  years  this  county  has  been  traversed  by  several 
electric  roads,  which  have  added  at  least  10  per  cent  to  the  average  price  of  farm 
land.  Farmers  are  changing  from  general  farming  to  dairying,  fruit  growing,  and 
trucking,  and  a  good  many  farms  are  changing  hands,  being  bought  by  city  people. 

Another  correspondent. — The  increase  in  values  of  hay  and  grain  farms  was  due 
entirely  to  improvements  added,  as  fencing  and  buildings;  and  in  case  of  the  tobacco 
farms  it  was  doubtless  due  to  the  advance  in  market  value  of  tobacco.  The  values  of 
fruit  farms  were  increased  by  work  in  extending  the  fruit  crop  so  as  to  include  many 
fruits  not  cultivated  five  years  ago  upon  them;  they  now  have  fine  pear,  -plum, 
grape,  peach,  and  berry  sections  kept  under  good  cultivation. 

Columbiana  County. — Farm  land  in  the  northern  part  of  Butler  Township  is  held 
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about  $10  an  acre  higher  than  it  was  in  1900,  on  account  of  an  electric  road  that  has 
gone  through  in  the  last  three  years. 

Another  correspondent. — Our  farm  lands  have  depreciated  simply  because  the  manu- 
factories of  the  cities  have  offered  better  wages;  hence  our  young  men  in  particular 
have  drifted  off  to  the  shops  and  factories,  leaving  the  farm  without  help.  Conse- 
quently farms  are  now  put  on  the  market  to  get  rid  of  them  at  lower  prices. 

Crawford  County. — No  one  is  exchanging  farm  property  for  town  property,  but 
town  people  are  investing  in  farm  property.  I  know  of  but  few  farms  for  sale; 
everybody  seems  satisfied. 

Cuyahoga  County. — The  close  proximity  to  Cleveland  makes  land  adapted  to 
fruit  and  vegetables  very  high. 

Darke  County. — Tobacco  has  had  a  good  price  and  that  has  caused  the  boom 
principally  in  this  region.     A  first-class  tobacco  farm  might  sell  for  $200  per  acre. 

Delaware  County. — The  county  has  made  vast  improvements  in  roads,  railroads, 
electric  roads,  and  telephone  lines,  which  have  increased  the  price  of  lands;  schools 
have  had  the  same  effect.  Farms  near  the  county  seat  and  along  electric  lines  are 
bringing  almost  fabulous  prices. 

Franklin  County. — Gardening  land  has  increased  in  value  more  than  any  other 
kind,  because  it  is  located  close  to  the  city  of  Columbus,  Small  farms  are  devoted  to 
that  purpose  and  sell  for  §200  to  $300  per  acre,  yet  general  farming  land  10  or  12 
miles  from  the  city  has  increased  very  little. 

Fulton  County. — The  erection  of  a  large  milk-condensing  plant  both  in  Delta  and 
in  Wauseon,  which  are  the  two  principal  towns  of  the  county,  is  the  chief  cause  of 
the  rise  of  land. 

Geauga  County.  —Land  that  is  so  situated  as  to  sell  milk  for  city  trade  has 
steadily  increased,  while  land  not  situated  for  such  business  has  hardly  held  its  own. 

Greene  County. — The  farming  land  in  this  locality  has  advanced  in  value  from 
the  fact  that  farmers  are  increasing  the  fertility  of  the  soil  and  building  and  improv- 
ing their  farm  buildings  and  are  in  every  way  up  to  date.  The  situation  of  farms 
has  a  good  deal  to  do  with  the  prices;  land  on  good  pikes  near  markets  is  worth 
$150  per  acre,  while  land  off  a  pike  and  4  or  5  miles  from  market  sells  for  $70  to  $80 
per  acre,  all  with  fair  buildings. 

Hardin  County. — There  have  been  great  improvements  in  buildings  and  fences 
and  a  great  deal  of  draining  within  the  last  five  years. 

Jefferson  County. — Large  mining  towns  have  sprung  up,  making  demands  for 
every  farm  product  at  good  prices  and  thus  causing  advances  in  values  of  farm  lands. 

Licking  County. — All  farming  land  in  desirable  locations  has  inci-eased  in  value 
in  the  past  five  years,  owing  to  general  improvements,  electric  roads,  and  the  increased 
demand  for  farm  products.  The  good  farms  have  increased  in  value  a  great  deal 
more  than  the  poor  ones. 

Lorain  County. — There  has  been  a  general  and  steady  advance  in  the  value  of 
farming  land  in  this  county,  especially  in  the  northern  part,  because  of  increased 
demand  for  farm  products  from  the  rapidly  growing  cities  of  Lorain  and  Elyria;  espe- 
cially is  the  advance  noticeable  in  lands  devoted  to  dairying  and  market  gardening. 

Meigs  County. — Lands  have  gradually  improved  in  this  township  as  a  result  of 
better  farming  and  the  use  of  cowpeas  and  clover.  A  great  many  new  houses  and 
some  barns  have  been  built  in  the  past  three  years;  many  others  have  been  remodeled 
and  repaired,  which  adds  to  the  value  of  the  farm. 

Putnam  County.— The  causes  of  increase  are  16  miles  of  stone  road,  better  tile 
drainage,  and  other  permanent  improvements. 

Richland  County. — There  is  much  improvement  in  the  care  and  cultivation  of 
lands  and  crops. 

Trumbull  County. — This  has  been  a  famous  white-oak  section,  and  as  white-oak 
timber  has  become  higher  in  price  it  has  caused  land  upon  which  it  stands  to  sell 
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higher.  Then  land  in  natural  forest  here  has  other  kinds  of  timber.  I  am  satisfied 
that  the  quest  for  timber  has  more  to  do  with  the  value  of  lands  at  the  present  time 
than  any  other  item  pertaining  to  farm  values. 

Tuscarawas  County. — Land  values  have  increased  in  this  locality  from  10  to  25 
per  cent  since  1900.  The  cause  of  this  is  that  land  values  are  more  stable  than  stocks 
of  almost  any  kind  and  that  people  are  seeking  a  safer  investment  for  their  savings 
than  banks,  stocks,  etc.,  can  give  them;  hence  there  is  a  demand  for  land.  The 
small  farms  devoted  to  truck  farming  are  the  most  valuable,  because  of  the  high  state 
of  fertility  of  such  farms  and  because  of  the  care  such  farmers  give  their  lands.  The 
dairymen's  land  comes  next  in  value,  because  of  the  number  of  cows  and  other  cattle 
and  stock  kept  on  such  farms  and  the  large  quantity  of  barnyard  fertilizer  made  each 
year  and  applied  to  the  farms.  Land  for  general  farming  has  the  least  value,  because 
that  kind  of  land  is  not  kept  up  to  the  standard  of  fertility  to  make  farming  pay  as 
it  would  under  better  treatment. 

Warren  County. — There  are  several  causes  for  the  advance  in  land  in  this  section. 
One  is  that  more  money  each  year  is  seeking  investment  and  farms  are  proving  the 
most  satisfactory  since  the  advance  in  price  of  farm  products,  and  it  has  lately  been 
discovered  that  in  this  section  a  class  of  land  that  was  not  adapted  to  general  farm- 
ing is  particularly  adapted  to  the  production  of  a  fine  quality  of  tobacco. 

Washington  County. — There  are  quite  a  number  of  farms  located  on  the  Mus- 
kingum Eiver  near  Marietta,  Ohio,  that  have  been  recently  devoted  to  growing  early 
tomatoes  for  northern  markets,  cucumbers,  beans,  potatoes,  etc.  Five  years  ago 
they  could  have  been  purchased  for  $125  per  acre;  to-day  the  same  land  could  not 
be  purchased  for  $200  per  acre.  For  the  past  two  years  these. farms  have  netted 
their  owners  over  $75  per  acre  rental  in  growing  early  tomatoes. 


Adams  County. — A  large  part  of  the  increase  has  been  acquired  by  added  improve- 
ments, better  tiling,  and  many  miles  of  macadam  roads. 

Fountain  County. — Good  farms  have  almost  doubled  in  price  during  the  last  five 
years,  poor  farms  have  advanced  but  little.  Many  speculators  are  investing  their 
money  in  farm  lands,  buying  from  80  to  300  acre  tracts;  quite  a  large  number  of 
Illinois  farmers  have  received  fabulous  prices  for  coal  lands,  and  have  come  here  to 
buy  homes;  and  lastly,  many  home  people  who  are  possessed  of  some  capital  find  it 
more  advantageous  to  go  in  debt  for  a  farm  and  pay  interest  than  to  pay  rent.  At 
this  time  I  have  before  me  a  list  of  100  farms  ranging  in  price  from  $65  to  $150  per 
acre,  the  best  of  which  could  have  been  bought  for  $75  five  years  ago. 

Gibson  County. — About  one-third  of  the  county  is  river  bottom  and  swampy; 
five  years  ago  but  little  ditching  had  been  done,  now  it  is  pretty  thoroughly  drained, 
and  while  the  increase  in  value  on  part  of  it  has  been  little,  on  other  parts  it  has 
been  enormous. 

Another  correspondent. — The  sand  lands,  of  which  our  township  has  a  large,  body, 
have  increased  in  value  almost  50  per  cent,  also  our  Wabash  bottom  land  on  account 
of  drainage  has  increased  to  about  double  the  price  of  five  or  ten  years  ago. 

Grant  County. — Sales  are  now  made  with  a  frequency  never  before  thought  of 
and  the  tendency  of  prices  is  still  higher. 

Harrison  County. — There  has  been  a  general  advance  in  farm  lands  in  this  county 
on  account  of  improvement  of  lands  by  the  use  of  fertilizers  and  clover,  wheat  being 
the  principal  crop  raised;  extra  good  farms  have  advanced  more  than  others. 

Another  correspondent. — The  increase  on  general  average  is  about  50  per  cent  owing 
to  several  causes:  (1)  The  increase  of  money  for  investment  has  lessened  the  rate  of 
interest  (now  only  5  per  cent);  therefore  capital  is  seeking  investment  in  real  estate 
as  more  profitable  than  other  investments;  (2)  increased  products  and  prices  of 
products;  (3)  better  transportation   facilities  on  account  of  building  of  railroads, 
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pikes,  and  common  roads;  (4)  better  church  and  school  facilities;  (5)  better  ideas 
among  the  people  in  regard  to  improvement  of  land,  the  abandonment  of  the  old- 
fogy  system  of  farming  and  the  practice  of  a  more  intensive  one,  the  raising  of  legu- 
minous crops,  and  the  application  of  manure  and  fertilizers;  (6)  nearly  all  of  the 
mortgages  have  been  lifted  and  most  of  the  business  of  the  county  is  now  conducted 
on  the  cash  system. 

Hendricks  County. — Farm  values  are  rising  gradually,  especially  on  vegetable 
and  grain  lands;  car  lines  are  causing  lands  to  sell  for  more  money;  also  rural  deliv- 
ery and  telephones.  Some  farms  are  selling  for  more  than  double  what  they  would 
bring  five  years  ago;  prosperous  times  are  about  us. 

Jeefeeson  County. — The  reason  for  the  increase  in  prices  are  rural  free  delivery, 
free  pikes,  and  telephones.   rThe  raising  of  tobacco  also  helps  the  price. 

Jennings  County. — I  think  the  two  principal  causes  of  the  advance  in  prices  are 
improved  highways  and  improved  methods  of  soil  management. 

Kosciusko  County. — Large  areas  of  marsh  land  that  were  rated  a  decade  ago  at 
from  $10  to  §20  per  acre,  have  been  systematically  drained  and  devoted  to  the  grow- 
ing of  onions,  celery,  and  potatoes,  enhancing  their  value  fourfold  on  an  average. 

Lake  County.— In  1900  it  had  to  be  a  fine  farm  to  sell  above  $50  per  acre;  the 
same  quality  of  farms  does  not  sell  for  less  than  $90  to  $120  per  acre  now.  We  are 
within  45  miles  of  Chicago  with  plenty  of  railroads,  which  gives  us  market  advan- 
tages not  enjoyed  in  some  regions. 

Maeion  County. — General  farm  land  within  10  miles  of  Indianapolis  in  1900  was 
on  an  average  worth  $85  to  $90  per  acre;  now  it  is  worth  $115  to  $150  per  acre.  In 
1900  land  within  a  radius  of  4  miles  of  Indianapolis  was  worth  $600  to  $800;  now  it 
is  selling  for  $1,000  to  $1,200  per  acre. 

Maeshall  County. — Land  has  taken  a  boom  in  this  section;  there  has  been  a  great 
deal  of  improving  in  buildings,  also  much  tiling  or  underdraining  and  dredging  of 
ditches. 

Miami  County.— The  cause  of  the  increase  in  value  of  farm  lands  is  the  low  interest 
on  money  in  this  section;  the  farmers  are  not  making  much  money,  still  land  is 
gradually  increasing  in  value;  it  is  a  safe  investment.  Those  who  buy  most  of  the 
land  do  not  farm  it,  they  let  it  by  the  month  or  year. 

Moegan  County. — Land  values  are  increased.  Farmers  are  not  quite  so  incum- 
bered with  debts.  This  improvement  has  been  brought  about  by  rigid  economy 
rather  than  by  better  prices.  The  farm  machinery,  tools,  implements,  etc.,  now  in 
use  are  rather  better  now  than  in  1900,  and  the  same  is  true  regarding,  houses,  barns, 
cribs,  and  live  stock.  Electric  railroads  have  increased  the  value  of  town  property 
in  towns  along  their  routes;  the  farms  near  these  towns  get  the  benefit  of  this;  and 
farm  property  is  easier  to  turn  into  cash. 

Noble  County. — The  increase  in  the  value  of  vegetable  farms  is  due  to  the  onion 
and  mint  industry.  In  the  last  five  years  we  have  constructed  ditches  through  the 
muck  lands  and  brought  them  under  cultivation  to  these  two  crops,  and  they  have 
been  more  profitable  at  the  price  than  ordinary  grain  and  hay  lands. 

Orange  County. — The  institute  work  of  our  State  among  the  farmers  has  had 
much  to  do  with  the  improvement  of  the  fertility  of  our  soil  and  the  wonderful 
improvements  in  our  roads.  This  it  was  thought  would  be  burdensome  in  taxes,  but 
the  increase  in  products  and  continued  good  prices  has  relieved  this  burden. 

Parke  County.— The  best  land  is  high  and  getting  higher;  the  cheap  land  is  as 
cheap  or  cheaper  than  in  1900,  with  little  prospect  of  an  immediate  advance. 

Poster  County.— The  greatest  appreciation  in  value  of  lands  in  this  section  has 
been  in  marsh  lands  which  have  been  drained  in  the  last  five  years;  these  lands 
could  have  been  bought  five  years  ago  for  $20  to  $40  per  acre  and  are  now  selling  for 
$60  to  $90.  Speculators  have  been  dealing  to  some  extent  in  the  low  lands  and  the 
higher  prices  obtained  for  low  lands  might  be  considered  slightly  speculative. 
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Pulaski  County. — People  are  getting  better  grades  of  stock  of  all  kinds  and  will 
soon  feed  all  their  surplus  grain,  excepting  oats,  to  their  stock.  There  are  more  good 
barns  building  and  tile-drains  being  put  in  than  ever  before. 

Ripley  County. — The  change  in  the  vicinity  seems,  to  have  been  caused  largely 
by  a  desire  of  those  living  in  the  north  part  of  the  State,  where  land  is  worth  fa-oni 
§100  to  $150  per  acre,  to  go  where  land  is  cheaper. 

St.  Joseph  County. — Our  close  proximity  to  Chicago,  South  Bend,  and  Laporte 
furnishes  local  markets  for  surplus  products,  and  many  city  people  are  investing  in 
farms  as  summer  homes. 

Wayne  County. — There  has  been  an  advance  of  §15  to  §20  per  acre  in  the  past  five 
years,  as  capital  has  largely  invested  in  farms  on  account  of  the  low  rates  of  interest. 

Whitley  County. — Real  estate  men  for  several  years  have  been  getting  options  on 
lands  and  lately  have  been  buying  outright  many  farms  at  fully  §10  to  §20  an  acre 
more  than  the  same  farms  would  have  brought  at  sale  to  a  local  farmer;  they  find 
buyers  from  some  section  where  land  is  much  higher,  mostly  from  northern  Indiana 
and  Illinois. 

ILLINOIS. 

Bureau  County. — In  many  instances  farms  have  sold  above  their  real  value 
because  money  was  plentiful  and  could  not  readily  be  placed  at  interest.  The' farms 
are  not  paying  more  than  3 J  or  4  per  cent  interest  on  the  investment  after  deducting 
taxes  and  cost  of  keeping  up  the  improvements.  Some  of  the  best  farms  in  this 
township  rent  for  $5  per  acre,  cash. 

Christian  County. — To  the  introduction  of  drainage  ditches  and  tiling  is  attrib- 
uted most  of  the  advance  in  the  price  of  land  in  this  county,  and  more  of  this  work 
has  been  done  the  past  five  years  than  ever  before  in  the  history  of  the  county. 

Clinton  County  — All  farm  lands  which  have  convenient  access  to  roads  running 
direct  to  St.  Louis  have  risen  in  value  during  the  past  few  years.  A  man  after  being 
out  of  this  county  10  years  and  returning  would  not  know  it. 

Another  correspondent. — Money  is  so  plentiful  that  land  is  sold  as  high  as  §136  per 
acre;  farmers  as  a  rule  do  not  know  where  to  invest  their  surplus  and  hence  lands 
are  higher  than  usual, 

Ceawfoed  County. — The  cause  of  a  large  increase  in  price  in  fruit  farms  is  due  to 
the  fact  that  five  years  ago  fruit  growing  was  just  started  here,  while  now  we  have 
some  very  large  commercial  orchards  covering  hundreds  of  acres. 

Douglas  County. — The  tide  of  land  buyers  is  moving  to  North  Dakota,  Missouri, 
and  Canada.  Rents  here  are  too  high,  and  people  are  selling  out  and  investing  where 
land  is  cheaper.  Renters  have  to  pay  from  §5  to  §7  per  acre  or  give  two-fifths  of 
their  corn  and  sometimes  one-half  of  all  the  crops,  which  is  too  much  for  the  man 
with  a  family,  and  this  has  caused  some  to  look  for  newer  lands. 

Another  correspondent. — The  rise  in  the  price  of  general  farming  land  in  the  past 
five  years  has  been  very  rapid  in  this  county,  and  general  improvements  have  kept 
pace  with  the  rise  in  prices;  no  general  farm  is  offered  for  less  than  §150  per  acre; 
some  light  timbers  or  pastures  are  selling  for  §130  per  acre. 

Dupage  County. — The  farm  land  in  this  section  has  not  raised  in  price  the  last  few 
years;  being  so  near  Chicago  the  land  has  been  high  in  price  for  several  years. 
Land  was  higher  fifteen  years  ago  than  it  is  to-day. 

Edgar  County. — There  is  not  much  land  for  sale.  A  good  many  farmers  are 
investing  their  money  in  northern  and  southern  lands;  farmers  in  this  township  last 
winter  and  spring  invested  over  §100,000  in  the  Yazoo  Delta  cotton  lands  in  Missis- 
sippi at  $20  to  $37  per  acre.     I  took  640  acres  at  $19.50  per  acre. 

Edwaeds  County. — Prices  have  been  better,  land  has  produced  more  per  acre, 
money  has  been  more  plentiful,  and  we  have  quite  an  immigration  from  the  north- 
ern part  of  the  State,  where  land  is  exceedingly  high ;  hence  there  has  been  a  good 
demand  and  a  rise  in  value  of  most  all  classes  of  land. 
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Fayette  County. — We  have  a  levee  and  drainage  district,  which  has  increased  the 
value  of  bottom  lands  threefold. 

Foed  County. — There  is  too  much  land  owned  by  men  that  rent  it,  so  that  they 
do  not  improve  it  any  more  than  is  necessary  to  rent.  The  rent  is  one-half  the 
grain,  delivered  in  some  town,  and  §5  an  acre  for  the  pasture  and  meadow  land. 

Grundy  County. — The  chief  cause  for  the  rise  in  value  of  farm  lands  seems  to  be 
primarily  cheap  transportation  rates,  which  have  resulted  in  large  influx  of  foreign 
immigrants,  principally  Scandinavians,  who  are  everlasting  workers  and  very  "close," 
and  it  looks  as  though  they  would  soon  have  the  country. 

Henry  County.— All  farm  lands  have  increased  50  per  cent  in  value  in  the  past 
five  years  on  account  of  the  high  prices  of  corn,  cattle,  and~hogs,  because  of  the  safe 
investment  for  money  in  land  and  farm  mortgages,  and  the  abundance  of  money  at 
5  to  5£  per  cent. 

Jackson  County. — The  cause  of  advance  in  prices  of  land  in  this  township  is  due 
to  the  new  railroads  and  town  and  to  general  taking  for  timber  and  getting  the  land 
into  cultivation. 

Knox-  County. — Owners  of  choice  land  on  the  prairie  deem  it  more  profitable  to 
raise  corn  and  other  grain  and  buy  the  cheaper  land  to  grow  live  stock,  thereby 
creating  a  competition  for  pasture  lands.  But  that  is  not  the  only  cause  of  the  rise 
in  value.  Idle  money,  begging  an  opening  for  secure  investment,  has  had  a  very 
potent  influence.  Again,  a  large  proportion  of  the  farms  have  been  farmed  by 
renters,  who  have  saved  some  money  during  the  prosperous  times,  and  many  of  the 
renters  have  been  induced  to  buy  the  holdings,  making  a  payment  thereon. 

Lasalle  County. — The  cause  for  the  advance  in  price  of  land  is  cheap  money;  10 
per  cent  money  is  a  thing  of  the  past,  5  per  cent  being  about  the  average  price  for 
money  on  real  estate  security.  Land  is  renting  for  $5  and  in  some  cases  §6  per  acre, 
or  one-half  the  crop  where  grain  is  produced,  the  grain  to  be  delivered  in  the  elevator 
in  town.  It  is  not  safe  for  a  man  to  put  a  price  on  land  in  Lasalle  County  unless  he 
wants  to  sell,  for  land  only  80  miles  from  Chicago  is  in  good  demand. 

Another  correspondent. — I  feel  safe  in  saying  that  at  this  time  it  would  not  be  pos- 
sible to  purchase  the  poorest  farm  in  this  township  for  less  than  $150  per  acre. 

Macoupin  County. — Farmers  in  the  northern  part  of  the  State  sell  their  farms  at  §125 
per  acre  and  come  here  and  buy  just  as  good  for  §100  per  acre.  Our  §1,000,000  court- 
house debt  has  kept  investors  out  of  this  county  and  prices  of  land  down,  but  now 
we  have  it  nearly  paid,  and  just  three  moi-e  years  will  finish  it — land  is  going  up  in 
price. 

Massac  County. — An  influx  of  northern  people  and  capital,  also  an  improved 
condition  in  the  methods  of  farming,  together  with  a  change  of  local  conditions, 
have  greatly  enhanced  the  value  of  farm  lands  in  this  vicinity.  A  general  change  in 
our  agricultural  system  is  being  made  and  this  change  from  the  old  methods  of  farm- 
ing to  the  more  modern  principles  of  handling  soil  and  live  stock  tends  to  raise  the 
prices  of  land. 

Mercer  County. — One  reason  for  so  high  prices  obtained  for  lands  is  the  seem- 
ingly unlimited  idle  capital  at  5  per  cent. 

Another  correspondent. — More  than  half  the  land  is  worked  by  renters  and  is  devoted 
to  hay  and  grain.  At  present  extra  improvements  make  very  little  difference  in  the 
price  of  good  land.  Many  farmers  having  surplus  money  are  buying  corn  lands  as  an 
investment  and  these  they  lease  to  tenants. 

Peoria  County. — I  know  something  about  this  matter,  as  I  have  been  looking  over 
Peoria,  Stark,  Knox,  and  Fulton  counties  for  two  weeks  trying  to  find  a  farm,  and 
for  good  farms,  with  rather  low-grade  improvements,  they  are  getting  from  §100  to 
§150.  The  good  farms,  with  high-class  improvements,  when  the}T  are  offered  at  all, 
find  ready  buyers  at  §150  to  §200  per  acre. 

Pulaski  County. — This  is  quite  a  new  country  and  much  improved,  owing  to  clear- 
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ing  and  stump  pulling;  the  buildings  are  improving,  the  lessees,  timber  cutters, 
and  renters  are  moving  off,  and  the  plantations  are  being  divided  into  smaller  farms, 
making  homes  for  a  better  class  of  people. 

Putnam  County. — The  common  rent  for  farm  land  here  is  one-half  of  the  grain  or 
$6  cash  per  acre. 

Rock  Island  County. — The  best  farms  sell  most  readily,  but  the  poorer  ones  advance 
in  price  in  the  same  ratio  as  the  better  ones. 

Scott  County. — Improvements  have  little  to  do  with  value;  quality  of  land  governs 
almost  entirely. 

Staek  County. — Judging,  from  my  42  years'  residence  in  a  rural  district,  of  the 
factors  affecting  the  price  of  landg,  schools  come  first,  church  comes  second,  and 
nearness  to  market  comes  third;  these  make  more  difference  in  the  price  than  the 
real  quality  of  the  land. 

Union  County. — Owing  to  southern  competition  and  the  overflowing  of  the  Missis- 
sippi in  recent  years,  real-estate  values  have  been  at  a  standstill. 

MICHIGAN. 

Allegan  County. — There  are  people  here  from  the  city_ looking  for  country  homes. 
Fruit  lands  on  the  Michigan  lake  shore  are  much  more  valuable  than  they  were  five 
years  ago — say,  three  to  four  times  more  valuable. 

Berrien  County. — Farm  lands  in  this  county  have  been  poorly  farmed  and  the 
soil  has  been  badly  run  out.  Seemingly  the  farmers  took  but  little  interest,  except 
to  take  as  much  as  possible  from  the  soil  without  returning  anything.  The  last  few 
years  a  new  era  has  set  in  and  more  interest  is  taken,  especially  by  stock  and  fruit 
growers.  Better  care  is  taken  of  the  soil,  and  as  a  consequence  the  price  of  land  is 
slowly  climbing  upward. 

Clinton  County. — Our  values  have  increased  mainly  from  rural  free  delivery  of 
mail  and  an  electric  railroad  from  Lansing  to  St.  Johns,  with  a  good  prospect  of  two 
more  to  come  in  the  near  future. 

Emmet  County. — The  reason  for  the  depreciation  in  values  of  fruit  farms  is  the 
damage  from  a  heavy  sleet  during  the  winters  of  1903  and  1904,  some  orchards  being 
nearly  ruined. 

Grand  Traverse  County. — The  main  increase  in  lands  here  is  where  they  contain 
some  timber. 

Gratiot  County. — The  farms  of  this  county  are  all  devoted  to  general  farming,  no 
farms  Avithin  my  knowledge  being  given  over  to  any  special  crop.  The  establishment 
of  three  or  four  beet-sugar  factories  within  reach  of  the  farmers  of  this  county  has 
done  more  to  enhance  the  value  of  their  farms  than  any  other  one  thing  operating 
within  the  last  five  years. 

Huron  County. — Farming  in  this  vicinity  is  entirely  different  from  what  it  was 
five  years  ago,  and  values  have  increased  for  several  reasons,  as,  better  highways, 
rural  free  delivery,  schools,  and  the  sugar-beet  industry.  Chicory  growing  and  the 
bean  crop  now  take  the  place  of  winter  wheat  and  rye.  Farmers  now  grow  what 
the  land  is  suited  for  and  have  better  buildings  than  formerly.  Improved  breeds  of 
horses,  cattle,  and  swine  bring  in  more  money  and  add  to  farm  values.  To  sum  it 
all  up,  it  takes  about  $500  more  money  to  buy  an  80-acre  farm  to-day  than  it  did  five 
years  ago,  supposing  the  farm  to  be  in  the  same  condition  as  it  was  then. 

Ionia  County. — The  causes  that  have  contributed  to  higher  values  are:  The  high 
prices  obtained  for  products,  the  extension  of  telephones  and  the  rural  free  delivery,  _ 
and  the  increased  acreage  devoted  to  beans. 

Iosco  County. — The  increase  during  the  last  five  years  is  due  to  the  fact  that  a  sugar 
factory  was  located  here.  Hay  and  grain  farms  have  advanced  because  of  better  prices 
for  their  products,  and  because  the  county  is  better  settled. 
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Jackson  County. — Farm  lands  of  all  kinds  are  very  slow  of  sale.  Farmers  here 
are  doing  well  financially,  but  the  question  of  farm  labor  is  so  hard  to  solve  that  few 
men  of  means  sufficient  to  buy  good  farms  are  willing  to  assume  the  cares  and  respon- 
sibilities of  working  them. 

Kalamazoo  County. — Grape  raising  has  increased  very  fast  in  this  section  and 
choice  situations  for  this  fruit  have  doubled  in  value.  There  has  been  a  steady 
demand,  mostly  from  Chicago  people,  for  fruit  farms,  and  they  have  bought  some 
undesirable  locations  at  very  high  figures;  others  were  more  fortunate  in  their 
selections. 

Kalkaska  County. — The  stumps  are  being  removed,  lands  are  better  cultivated, 
new  farm  buildings  are  erected,  better  roads  are  being  laid  out,  and,  in  fact,  the  seasons 
seem  to  be  more  favorable  to  the  growing  and  maturing  of  crops. 

Lapeer  County. — There  is  a  decided  improvement  in  farm  buildings,  cement 
basements  being  constructed,  additions  built,  etc.,  but  the  most  noticeable  improve- 
ments and  increases  in  values  of  farms  are  in  the  general  farms — those  that  raise 
hay,  grain,  and  vegetables,  keep  4  to  10  cows,  sell  10  to  30  hogs  per  year  and  some 
poultry,  have  an  orchard  of  5  acres,  etc. 

Mecosta  County. — Farmers  are  painting  their  buildings  and  making  many  improve- 
ments, and  farm  lands  have  improved  some.  Prices  are  a  little  higher  than  in  1900 
and  farmers  are  taking  more  interest  in  farming. 

Menominee  County. — There  has  been  a  general  rise  in  all  farm  values  in  the  last 
five  years,  the  difference  in  some  lines  of  farming  being  explained  by  the  fact  that 
where  more  stock  is  kept  and  more  manure  produced  the  fertility  of  the  farm  is  kept 
up  and  bigger  profits  are  realized.  The  general  appearance  of  a  well-stocked  and 
manured  farm  always  increases  its  value  over  that  of  a  grain  and  hay  farm. 

Another  correspondent. — Land  values  have  increased  100  per  cent  and  more  in  the 
last  four  years.  A  beet-sugar  factory,  built  in  1903,  has  increased  the  value  of  land 
suitable  for  growing  sugar  beets.  Since  1900  many  acres  have  been  .planted  into 
orchards,  and,  as  the  trees  are  not  yet  bearing,  the  value  of  these  is  somewhat  low. 
The  building  of  six  creameries  and  three  cheese  factories  has  given  an  increase  to 
dairying  since  1900  and  consequently  has  created  a  market  for  hay  and  grain. 

Muskegon  County.  — Lands  in  this  ( Ninth )  Congressional  district  have  risen  in  value 
very  fast  for  the  last  five  years  on  account  of  the  summer-resort  business,  and  resorts 
are  on  the  increase  every  year. 

Oceana  County. — There  is  a  slight  depression  in  values  of  real  estate,  caused 
largely  by  the  falling  off  of  a  substantial  profit  in  fruit  raising;  large  orchards  (peach 
and  plum)  that  were  paying  a  good  profit  five  years  ago  are  worth  nothing  to-day. 
Prices  range  so  low  that  it  does  not  pay  to  market  fruit,  and  has  not  paid  for  the 
last  two  years.     Difficulty  in  getting  hired  help  is  another  cause  for  depressed  values. 

Osceola  County. — About  three  years  ago  there  was  a  large  influx  of  settlers  to  this 
county,  which  accounts  for  the  advance  of  land  values. 

Ottawa  County. — The  raising  of  sugar  beets  and  of  cucumbers  for  the  pickle  sta- 
tions has  added  to  the  value  of  land.  The  average  farmer  is  a  great  deal  better 
farmer  than  he  was  five  years  ago.  The  electric  railroad  from  Grand  Rapids  has  also 
helped  to  increase  the  selling  price  of  farms. 

St.  Joseph  County. — Good  farm  lands  with  good  farm  buildings  have  advanced 
from  25  to  30  per  cent  in  value  in  the  last  five  years,  caused  by  outsiders  from  Illi- 
nois and  Indiana  coming  here  and  buying  our  best  improved  lands;  and  another 
reason  for  the  advance  is  that  we  consider  farms  a  safer  investment  than  lending 
money. 

Shiawassee  County. — The  cause  for  the  depreciation  of  farm  values  is  the  unfa- 
vorable weather;  the  past  three  or  four  years  "have  been  excessively  wet,  and  this 
has  tended  to  discourage  many;  consequently  many  farms  are  offered  for  sale  and 
there  has  been  very  little  building  done  of  late. 
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Van  Buren  County. — The  enhanced  value  of  hay  and  grain  farms  is  due  to  the 
owners  raising  less  wheat  and  timothy  and  more  stock  and  clover.  In  fact,  most 
farms  outside  of  the  fruit  belt  are  now  used  for  dairying  or  general  farming,  with 
stock  of  some  kind  as  a  main  factor.  Peach  and  grape  lands  with  thrifty  bearing 
orchards  and  vineyards  have  doubled  in  selling  value  in  five  years. 

Another  correspondent. — Fruit  farms  have  increased  in  value  in  this  county  because 
of  the  great  numbers  of  Chicago  people  buying  country  homes  with  fruit  orchards. 

WISCONSIN. 

Adams  County. — Since  1900  dairying  and  potatoes  have  enhanced  land  values 
rapidly.  The  farms  that  have  been  adapted  entirely  to  dairying  have  increased  the 
most. 

Bayfield  County. — In  1900  farms  were  but  in  the  embryo,  this  vicinity  being  then 
a  vast  cut-over  region  with  land  denuded  of  timber,  selling  for  about  $3  per  acre. 
Now  we  can  not  buy  the  cleared  farms  for  $50  per  acre,  but  I  should  judge  the 
actual  worth  to  be  from  $20  to  $25  per  acre  as  they  stand,  with  wild  land  advanced 
from  $2.50  to  $3  per  acre  to  an  average  of  $10. 

Brown  County. — Land  has  about  doubled  in  value  during  the  past  five  years  and 
is  in  great  demand.  The  tendency  seems  to  be  toward  larger  farms,  one  neighbor 
selling  to  another,  and  it  appears  that  those  engaged  in  dairying  and  stock  raising 
are  becoming  the  most  prosperous. 

Fond  du  Lac  County.— -Marsh  land,  once  worthless,  is  to-day  some  of  the  farmer's 
best  land,  all  on  account  of  dairying  coming  to  the  front  through  the  creamery. 
Where  dairying  is  the  main  source  of  profit  the  additional  value  of  the  farms  is 
chiefly  in  better  buildings. 

Jackson  County. — This  section  of  Wisconsin  belongs  to  the  cut-over  lands,  much 
of  which  consists  of  sandy  flats,  ridges,  and  low  marshes,  and  at  one  time  considered 
little  more  than  worthless.  It  is  now  being  bought,  largely  by  speculators,  and  is 
being  rapidly  settled.  The  wuld  land  is  being  bought  in  large  tracts  for  stock  ranches, 
the  marshes  are  being  turned  into  cultivated  cranberry  marshes,  while  many  make 
general  farming  and  small-fruit  growing  fairly  successful. 

Maeathon  County. — Many  improvements  are  being  made  on  the  farms,  such  as 
the  erection  of  buildings,  clearing  new  land,  removing  stumps,  etc.,  which  has  been 
going  on  for  the  last  five  years. 

Oconto  County.- — The  cause  of  change  of  price  in  land  is  the  improvements.  The 
old  log  buildings  have  been  torn  down  and  new  modern  buildings  put  up  in  their 
place. 

Outagamie  County. — The  farms  under  the  general  farming  head  increased  most 
in  value,  owing  to  the  fact  that  they  are  farmed  more  intensively  than  the  other 
classes;  they  have  better  buildings  and  the  land  is  in  a  better  state  of  cultivation. 

Price  County. — There  has  been  a  good  deal  of  speculation  in  farm  and  timber 
lands  lately,  much  of  it  not  calculated  to  improve  conditions  nor  to  increase  values. 
In  this  neighborhood  several  large  tracts  of  land,  including  several  improved  farms, 
have  been  bought  by  capitalists  from  other  States,  who  have  come  here  each  summer 
and  cut  the  hay  and  placed  it  on  the  market,  so  that  the  market  is  broken  and 
farmers  can  not  sell.  Such  circumstances  have  a  tendency  to  depreciate  values  of 
farm  lands  about  here. 

Sauk  County. — Improved  farms  have  increased  to  nearly  double  in  value  in  the 
last  five  years,  particularly  dairy  farms,  owing  to  the  fact  that  farmers  are  realizing 
high  prices  for  nearly  all  farm  products.  As  this  locality  is  largely  devoted  to 
dairying,  and  as  butter  and  cheese  command  good  prices,  many  farmers  here  have 
stepped  out  of  the  old  rut  of  grain  raising  and  now  stock  their  farms  with  blooded 
dairy  cows  and  grow  only  grain  sufficient  for  their  own  use.  Manure  which  formerly 
went  to  waste  is  now  promptly  drawn  to  the  meadows. 
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Vernon  County. — The  tobacco  industry  shows  more  gain  than  any  other  in  this 
county.  Prices  have  advanced  materially  since  1900  for  such  land  as  is  adapted  to 
tobacco.  Also  since  the  location  of  two  creameries  in  our  county  there  has  been  a 
decided  advance  in  lands  and  farms  adapted  to  dairying  and  to  grain  and  hay.  No 
decided  change  has  taken  place  during  the  past  five  years. 

Washington  County. — Smaller  farms  of  medium  quality  average  higher,  and 
larger  farms  average  lower,  on  account  of  the  buildings,  the  buildings  on  a  small 
farm  often  being  as  expensive  as  those  on  a  large  one.  There  is  a  tendency  of  prices 
to  rise. 

Waushara  County. — A  railroad  was  built  6  miles  from  here  three  years  ago. 
Formerly  we  had  to  haul  potatoes  18  miles.     That  will  explain  much  of  the  rise  in. 
value.     A  creamery  in  the  center  of  the  town  also  raises  the  valuation  to  some 
extent. 

Winnebago  County. — The  value  of  all  kinds  of  farm  lands  has  declined  about  §10 
per  acre  during  the  past  year,  due  to  poor  crops  in  this  county  for  three  years  in 
succession.  Young  farmers  and  many  old  ones  are  going  West  to  get  cheap  land. 
This  and  the  very  rainy  seasons  have  tended  to  depress  the  price  of  farm  land  here. 

MINNESOTA. 

Anoka  County. — A  railroad  was  built  near  here  about  five  years  ago,  hence  there 
has  been  a  gradual  rise  in  farm  lands. 

Becker  County. — The  price  of  good  farm  lands  including  good  buildings  increased 
from  about  §16  per  acre  in  1900  to  §25  and  $30  in  1902  and  1903  on  account  of  a  large 
immigraion  from  Iowa,  but  it  has  since  decreased  in  value  until  now  what  farms 
are  sold  are  selling  on  an  average  of  §20  per  acre,  including  good  buildings. 

Benton  County. — The  land  in  Benton  County  has  been  decreasing  in  value  since 
1902  oh  account  of  the  wet  weather  causing  poor  crops,  and  this  has  discouraged  a 
great  many;  likewise  it  has  kept  buyers  from  coming  in  to  buy. 

Brown  County. — There  was  a  boom  in  values  of  farm  lands  through  here  three  or 
four  years  ago;  land  can  be  bought  considerably  cheaper  now,  due  a  great  deal  to 
the  wet  years  we  have  had  and  partly  to  the  movement  of  immigration  farther  north 
and  west. 

Cass  County. — The  reason  farms  here  have  doubled  or  more  than  doubled  in 
value  is  because  farms  of  all  kinds  were  valued  too  low  and  are  still  too  low  in  com- 
parison with  those  in  other  parts  of  the  country.  There  are  still  large  tracts  of  wild 
land  so  near  that  sales  are  influenced  by  them. 

Dakota  County. — The  value  of  land  per  acre  has  been  gradually  advancing,  the 
cause  thereof  being  principally  that  farmers  have  adopted  rotation  of  crops  and  are 
keeping  much  more  stock  than  was  usual;  almost  all  the  prosperous  farmers  have  a 
good  income  from  dairying. 

Dodge  County. — Owing  to  the  fact  that  many  have  gone  north  and  west  to  pro- 
cure cheaper  land  and  that  the  past  three  seasons  we  have  had  too  much  rain,  there 
has  not  been  a  very  marked  change  in  the  price  of  land  here. 

Grant  County. — The  rental  value  of  farms  in  this  vicinity  has  heretofore  been 
low  on  account  of  the  easy  access  to  new  farm  lands,  the  usual  rent  being  about 
$1.50  per  acre  for  the  whole  farm,  including  arable,  meadow,  and  waste  land. 

Lesueur  County. — Farm  lands  in  this  county  have  increased  about  10  per  cent  in 
value  during  the  last  five  years,  caused  to  some  extent  by  increased  transportation 
facilities  from  recently  constructed  lines  of  railways  and  favorable  returns  of  farm 
crops,  while  in  many  other  localities  there  have  been  partial  and  entire  failure  of 
crops.  Sugar-beet  raising  is  booming  here.  Bohemians  are  the  principal  people 
engaged  therein,  as  they  do  not  mind  the  drudgery,  and  have  large  families.  Stock 
raising  and  dairying  are  fast  gaining  ground,  one-half  the  people  having  hand  sepa- 
rators, and  selling  or  shipping  their  cream. 
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Marshall  County. — The  causes  for  the  decline  in  prices  of  land  in  general  may- 
be the  poor  crops  for  the  last  four  years,  the  opening  of  the  Red  Lake  and  White 
Earth  reservations,  and  the  emigration  of  a  large  number  of  men  to  Canada. 

Meeker  County. — The  creamery  business  has  increased  the  herd  of  cattle  and  the 
manure  for  the  farm,  and  so  increased  the  productiveness  of  the  land  and  the  price 
per  acre.  Owing  to  the  opening  of  large  tracts  of  land  in  northern  Minnesota  and 
in  the  West,  also  to  the  emigration  to  Canada,  land  has  not  advanced  as  much  here 
as  it  otherwise  would  have. 

Murray  County. — Transfers  have  been  made  usually  to  corn  raisers  from  Iowa 
and  Illinois  who  sold  their-  farms,'say  about  80  acres,  for  §100  to  §120  per  acre,  and 
invested  the  money  in  160-acre  farms  in  this  and  adjoining  counties.  For  the  past 
four  seasons  corn  has  been  a  partial  failure  on  account  of  the  wet  seasons  and  early 
frosts,  so  our  neighbors,  the  corn  farmers  of  Iowa  and  Illinois,  have  ceased  to  buy  or 
invest  in  our  corn  lands,  which  has  reduced  the  price  about  $5  per  acre. 

About  five  years  ago  and  in  the  following  two  or  three  years  there  was  an  unusual 
immigration  from  Illinois  and  Iowa  to  this  part  of  the  country,  causing  many  farms 
to  change  hands  at  §45  per  acre.  For  two  years  prices  have  dropped  to  §35  for  any 
sale  known  here. 

Nicollet  County. — There  has  been  no  material  rise  in  the  value  of  farm  lands  in 
this  town  in  the  last  five  years,  for  the  reason  that  we  are  not  close  to  any  market; 
its  farmers  i  have  to  haul  products  10  to  16  miles  to  market.  Farm  lands  closer  to 
railroad  stations  have  risen  from  10  to  20  per  cent. 

Nobles  County. — Very  little  land  changes  hands  here  now,  as  so  many  who  want 
cheap  farms  have  gone  to  Canada. 

Polk  County. — In  1900  and  1901  all  farming  lands  here  in  the  Red  River  Valley 
were  at  top  prices;  since  then,  or  since  1902,  the  farming  lands  have  been  on  a  steady 
decrease  in  value,  and  are  still  decreasing  at  an  alarming  rate.  The  causes  are  many 
and  varied.  There  was  over  speculation  and  gambling  by  land  agents  in  poor  and 
worthless  land,  which  was  done  in  this  way:  An  agent  buys  a  quarter  section  of 
improved  land  for  §8  to  §10  per  acre  in  1898  and  sells  on  private  terms  to  another 
agent  in  1899  apparently  for  §10  to  §15  per  acre;  a  farmer  from  Iowa  or  Illinois  looks 
the  same  land  over  in  1898  and  considers  §8  per  acre  too  much,  but  hearing  of  the 
rapid  advance  in  all  kinds  of  land  in  1899  he  again  takes  a  trip  to  the  Northwest  to 
find  that  the  very  same  land  he  could  have  bought  for  §8  per  acre  in  1898  now  has 
advanced  to  §15  and  he  snaps  at  its  purchase.  In  1900  he  visits  his  land  again  and 
finds  that  it  has  seemingly  risen  to  §25  per  acre  and,  instead  of  selling,  he  goes  home 
and  mortgages  his  farm  in  Iowa  or  Illinois  for  §5,000  to  §7,000  and  buys  another 
half  section  of  almost  worthless  land  at  §25  per  acre,  as  the  agents  assure  him  that 
in  five  years  more  land  will  be  worth  §35  to  §40  per  acre.  But  now  comes  the 
reaction;  value  of  land  decreases,  money  is  not  so  easy,  too  much  is  tied  up  in  worth- 
less land,  interest  is  higher,  the  cheap  land  does  not  produce  enough  to  pay  taxes 
and  interest,  and  the  poor  Iowa  or  Illinois  farmer,  instead  of  having  money  in  bank, 
has  interest  to  pay  on  several  thousand  dollars;  the  first  farmer  who  owned  the 
land  is  gone  to  Canada  and  the  land  sharks  live  high  in  the  big  cities. 

Wabasha  County. — The  increased  price  is  in  my  opinion  not  so  much  due  to 
increased  rental  value  of  farms  as  it  is  due  to  the  fact  that  money  will  not  command 
as  high  rates  of  interest  as  it  did  five  years  ago. 

Waseca  County. — The  cheapest  farms  are  those  that  are  exclusively  grain  cropped; 
those  that  sell  for  the  highest  prices  are  usually  stock  and  dairy  farms,  which  occa- 
sionally sell  as  high  as  §70  per  acre,  with  good  modern  buildings  and  improvements. 

Winona  County. — The  raising  of  small  grain  has  been  chiefly  pursued  here  in  the  past 
few  years,  becoming  less  profitable  each  year.  About  five  years  ago  farmers  started 
cooperative  creameries,  which  give  good  satisfaction;  besides  the  considerable  income 
from  creameries,  land  is  greatly  improved  by  the  necessary  large  pastures,  more 
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manure,  cultivation  of  more  corn  crops,  and  other  rotation,  and  £his  more  than  any- 
thing else  is  the  cause  of  the  rise  in  value  of  land. 

IOWA. 

Blackhawk  County. — Lands  are  not  now  as  salable  as  they  were  some  time  ago,  for 
the  reason  that  very  many  of  the  tenant  farmers  have  gone  west  or  north  in  quest  of 
cheaper  lands  where  they  may  be  able  to  own  their  farms. 

Butler  County. — Wet  land  not  drained  has  depreciated  about  §5  per  acre. 

Calhoun  County. — The  depreciation  of  farm  value  here  is  caused  principally  by  a 
series  of  wet  years.     The  country  is  level  and  easily  affected  by  unusual  rainfall. 

Chickasaw  County. — Many  renters  concluded  that  they  could  not  pay  the  rent 
asked  for  the  land  here  and  went  west,  and  others  are  following  their  example. 

Clay  County. — Land  has  increased  in  value  §20  per  acre  in  the  past  five  years, 
owing  to  drainage  and  other  improvements. 

Clayton  County. — The  people  have  the  money  and  buy  the  land  regardless  of 
price.     Of  course,  many  acres  of  land  that  are  poorly  farmed  have  not  advanced  any. 

Clinton  County. — One  cause  of  higher  values,  and  the  principal  one,  is  the  low 
rate  of  interest  paid  by  banks  on  deposits;  this  has  led  men  to  invest  their  money 
in  lands,  which  it  was  thought  would  bring  better  returns.  In  the  consequent 
demand  for  lands,  the  farmers  have  sold  their  farms  and  invested  in  lands  farther 
west,  where  it  was  much  cheaper. 

Decatur  County. — Our  country  has  taken  up  dairying  for  the  last  four  years  and 
been  selling  cream,  which  has  made  a  marked  improvement  in  farms;  notwithstand- 
ing, our  county  has  lost  1,100  population  in  the  last  five  years.  Our  people  are  well 
contented  and  do  not  want  to  sell. 

Another  correspondent. — About  1900  land  values  took  on  a  boom,  and  consequently 
the  land  has  depreciated  in  value  from  §2.50  tp-$5  per  acre  the  last  year  or  two. 

Greene  County. — There  has  been  a  great  deal  of  improvement  in  this  county; 
farmers  have  been  building  better  houses  and  barns  and  tilling  their  farms. 

Humboldt  County; — The  advance  in  the  actual  values  now  over  1900  is  due  to  the 
land  having  been  tiled. 

Jones  County. — There  have  not  been  as  many  transfers  of  farm  land  in  the  past 
year  as  there  were  several  years  ago,  owing  to  more  people  investing  their  money  in 
cheaper  lands  in  Dakota  and  farther  west  and  in  Canada,  but  it  is  advancing  in  price 
all  the  time. 

Kossuth  County. — Getting  to  be  too  much  landlord  and  tenant;  instead  of  owning 
their  own  homes,  tenants  pay  §2.50  to  §3. 25  cash  per  acre,  or  one-third  of  the  product — 
at  times  two-fifths  to  one-half. 

Linn  County. — Farms  rent  for  §2.50  to  $3.50  cash  per  acre,  those  near  the  cities 
renting  for  more.  A  railroad  has  been  built  through  these  two  townships  the  past 
year,  which  has  increased  the  value  of  the  lands. 

Louisa  County. — The  price  on  all  land  has  advanced  greatly  in  the  last  five  years, 
due  partly  to  better  railroad  facilities  and  partly  on  account  of  rural  mail  service,  but 
principally  on  account  of  quality  of  land,  as  in  forty  j'ears  there  has  not  been  a  failure 
of  crops. 

Montgomery  County. — A  poor  man  can  hardly  expect  to  buy  land  here  and 
ever  pay  for  it,  as  he  must  have  at  least  naif  of  the  purchase  price  to  pay  down,  so 
land  is  too  high  here  according  to  what  can  be  got  out  of  it;  the  land  is  also  showing 
a  good  deal  of  wear,  and  if  we  have  to  resort  to  commercial  fertilizers  it  will  have  to 
come  down  in  price. 

Polk  County. — Farm  land  is  just  as  good  as  a  gold  oond  with  diamonds  in  the 
corners.  Several  farms  are  selling  for  §100  per  acre.  People  seem  to  have  a  better 
facility  for  obtaining  the  necessary  funds,  and  everyone  is  investing  in  the  real  thing 
(land). 
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Ringgold  County. — Land  in  this  vicinity  has  declined  a  little  in  the  last  two 
years,  owing  to  local  financial  affairs. 

Sac  County. — Lands  are  not  selling  as  readily  as  they  did  years  ago,  but  there  is 
little  disposition  to  sell  on  the  part  of  the  owners.  Farms  in  many  instances  are 
worked  by  and  in  the. care- of  tenants  and  are  losing  fertility  and  becoming  overgrown 
with  weeds,  and  the  buildings  are  decaying  and  becoming  dilapidated.  The  farmers 
have  retired  to  town  to  spend  their  old  age  in  ease  and  comfort,  and  oftentimes  after 
the  cost  of  .their  modest  living  they  have  no  money  from  the  rent  to  improve  with. 

MISSOURI. 

Adair  County — Farms  have  increased  in  value  from  improvements. 

Andrew  County. — The  fruit  crop  of  this  section  having  practically  been  a  failure 
for  several  years,  prices  of  orchard  farms  have  very  materially  declined.  In  some 
instances  large  young  orchards  have  been  chopped  down  so  that  the  land  could  be 
utilized  for  general  farming. 

Atchison  County. — A  few  orchards  are  being  cleared  out,  as  the  land  is  much 
more  valuable  for  grain  and  stock. 

Barry  County. — There  is  quite  an  improvement  in  the  general  clearing  and  fenc- 
ing of  farms;  not  so  much  in  buildings.  The  farmers  seem  to  be  taking  a  new  interest 
in  the  farm,  owing  to  the  settling  of  quite  a  large  number  of  eastern  people  in  this 
section. 

Another  correspondent. — The  fruit  business  has  greatly  increased  the  value  of  land. 
Barry  County,  being  on  the  summit  of  the  Ozarks,  is  adapted  to  almost  all  kinds  of 
fruit,  and  all  the  land  is  considered  good  fruit  land. 

Boone  County. — One  reason  for  the  great  increase  in  value  of  farms  the  past  five 
years  is  the  great  number  of  farmers  from  Illinois,  Iowa,  and  Indiana  who  are  sell- 
ing their  high-priced  farms  and  coming  west  to  buy  larger  ones  with  the  same  capital. 

Buchanan  County. — The  rapid  growth  of  St.  Joseph  and  its  stock  yards,  and 
meat-packing  industries,  only  10  miles  away,  has  influenced  farm  prices  with  us. 
Our  farmers  are  contented  and  know  a  good  thing  when  they  have  it. 

Butler  County. — Survey  is  now  being  made  for  about  80  miles  of  large  ditches 
in  a  district  of  77,000  acres,  all  bottom  lands.  Scattering  farms  will  be  benefited, 
but  most  of  it  is  wild  land,  which  has  been  subject  to  overflow,  and  will  soon  be  in 
shape  for  farming.  It  is  expected  that  these  wild  lands  will  sell  to  actual  settlers 
for  §20  per  acre  on  long  time. 

Cape  Girardeau  County. — The  increase  in  price  of  lands  is  due  to  a  great  amount 
of  railroad  work. 

Carroll  Countyt. — Farms  devoted  to  mixed  farming  have  increased  faster  in  value 
than  the  others,  because  of  better  improvements  and  increased  fertility  of  the  soil. 

Christian  County. — The  advance  in  price  is  due  in  part  to  better  methods  of 
farming,  improvements  in  buildings,  and  better  attention  to  keeping  up  the  fertility 
of  the  soil. 

Another  correspondent. — The  price  of  land  has  not  changed  much  from  1900  to  1904, 
for  the  reason  that  a  good  many  farms  were  for  sale,  the  owners  leaving  for  new 
regions  to  take  up  Government  land  which  had  been  opened  for  settlement;  for 
instance,  Oklahoma,  Indian  Territory,  Texas,  and  some  of  the  northern  openings. 

Clark  County. — The  farms  are  selling  for  much  higher  prices  than  in  1900,  due 
.to  immigration  from  Illinois  and  Iowa. 

Dade  County. — This  section  is  the  most  favored  of  the  famous  Ozark  range,  and 
this  fact,  together  with  good  results  from  the  holding  of  the  Louisiana  Purchase 
Exposition  in  St.  Louis,  has  combined  to  call  unusual  attention  to  our  superior 
section. 

Daviess  County. — Emigration  to  Canada  and  elsewhere  is  detrimental  to  the 
price  of  land  in  some  places. 
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Dent  County. — The  price  of  fruit  land  is  §5  less  than  in  1900,  because  of  the  poor 
price  received  for  apples  the  last  two  years. 

Franklin  County. — Since  1900,  the  year  of  the  drought,  lands  around  here  have 
increased  in  value  each  year,  one  reason  being  better  cultivation  with  more  improved 
farm  implements.  The  increase  is  largely  due  also  to  transportation  since  1900. 
Then  it  was  18  to  22  miles  to  the  nearest  railroad  market,  and  the  St.  Louis,  Kansas 
City  and  Colorado  Railroad  came  through  this  section  and  caused  farm  land  to  rise 
at  least  20  per  cent. 

Gentry  County. — Land  values  have  worked  steadily  upward  during  the  past  five 
years  close  to  the  little  railroad  towns. 

Greene  County. — This  year,  due  to  the  failure  of  the  apple  crop,  apple  lands  are 
not  as  high  in  value  as  if  in  a  full  crop.  Where  orchards  have  been  set  out  in  the 
last  few  years  the  advance  is  quite  marked. 

Harrison  County. — A  railroad  has  come  through  here  since  1900  and  the  land  has 
risen  fully  one-half  in  the  country,  and  close  to  the  towns  it  is  worth  §100  per  acre. 

Howard  County. — The  increase  in  land  value  is  due  in  part  to  the  financial  con- 
dition of  the  count}',  which  is  now  free  from  debt,  having  paid  a  bonded  debt  of 
$600,000  for  two  railroads,  one  of  which  was  not  built.  ■  Many  home  seekers  come 
from  other  States. 

Howell  County. — Land  has  advanced  in  this  region  in  the  last  five  years  fully  $5 
per  acre.  There  has  been  a  large  immigration  from  northern  and  eastern  States, 
and  improved  methods  of  farming  are  one  cause  of  the  advance  in  price. 

Iron  County. — Since  1900  timber  has  had  a  ready  sale  at  fair  prices,  and  a  rail- 
road is  building  through  the  country.  These  things  have  greatly  increased  the  price 
of  land. 

Jackson  County. — All  farm  lands  have  almost  doubled  in  price  in  the  last  five  years 
and  some  more  than  doubled.  Fruit  lands  and  vegetable-growing  lands  have  more 
than  doubled,  are  gaining  in  price,  and  are  in  good  demand.  Ten  miles  out  of 
Kansas  City  land  is  worth  and  is  selling  for  $500  to  $1,500  per  acre,  and  is  in  fruit 
and  vegetables  and  dairying,  but  is  bought  mostly  for  speculative  purposes. 

Lincoln  County. — The  chief  cause  of  the  advance  in  the  price  of  land  is  the  pros- 
perous condition  of  the  country;  the  farmers  are  generally  out  of  debt  and  many  of 
them  have  large  bank  accounts;  they  can  not  place  money  at  interest  and  they  are 
buying  land.  Another  cause  for  advance  in  prices  is,  there  are  many  immigrants 
coming  from  other  States. 

"McDonald  County. — This  country  has  been  kept  in  the  background  for  want  of 
railroads. 

■Mercer  County. — The  increase  in  value  is  caused  partly  by  a  lower  rate  of  inter- 
est and  partly  by  improvements  and  by  new  settlers. 

Miller  County. — The  advance  has  been  greater  in  the  better  class  of  lands  than 
in  those  of  poorer  grade.  Prices  are  yet  much  below  productive  values  because  of 
lack  of  railroad  facilities. 

Another  correspondent. — On  account  of  the  building  of  the  Chicago,  Rock  Island 
and  Pacific  Railroad  through  here  from  St.  Louis  to  Kansas  City  and  the  establish- 
ment of  Eldon  as  a  division  town  land  has  appreciated  very  rapidly. 

Mississippi  County. — Land  has  greatly  advanced  in  price  in  the  last  few  years  and 
especially  wet  land,  which  is  being  drained  by  dredge-boat  ditches  or  canals.  I  give 
no  fancy  price,  but  a  great  deal  of  land  here  could  be  bought  for  $70  per  acre. 

Moniteau  County. — Land  is  still  rising  in  value,  brought  about  by  heavy  immi- 
gration from  foreign  countries.     Farm  products  are  selling  high. 

Newton  County. — I  can  not  see  any  difference  in  farms  in  the  last  five  years,  as 
we  are  located  in  the  lead  and  zinc  country;  there  is  more  attention  to  mining  than 
to  general  farming. 

Osage  County. — All  farm  lands  have  doubled  in  value  in  the  last  five  years,  on 
account  of  a  new  railroad  built  through  this  township. 
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Oregon  County. — Land  in  this  locality  was  not  very  well  improved  in  1900. 
Since  then  there  has  been  a  great  deal  of  it  cleared  up  and  new  buddings  erected, 
such  as  barns,  dwellings,  wheat  granaries,  etc.,  and  stumps  have  been  taken  out  so 
that  the  land  could  be  sown  in  grass  and  wheat. 

Ozark  County. — Farm  lands  in  this  section  have  been  at  a  standstill  for  some 
years.  We  are  40  miles  from  a  railroad,  so  the  homeseekers  who  have  means  are  a 
little  slow  to  locate  among  us.  This  is  a  mountainous  country,  but  it  is  improving 
fast  in  the  way  of  fencing. 

Pettis  County. — Owing  to  new  Missouri  Pacific  machine  shops  at  Sedalia  and 
many  Iowa  and  Illinois  farmers  coming  here,  farm  lands  have  advanced  considerably 
in  the  past  five  years.  Twenty  miles  or  more  of  rock  roads  have  been  built  the 
past  two  years  in  Sedalia  Township. 

Platte  County. — Tobacco  land  rented  this  season  as  high  as  $12  and  $15  per  acre. 

Ralls  County. — There  has  been  a  steady  increase  in  the  value  of  all  real  estate 
during  the  past  five  or  six  years,  chiefly  because  of  the  immigration  of  farmers  from 
Illinois,  Iowa,  and  Kentucky.  Many  farmers  have  sold  their  farms  in  those  States 
and  have  come  to  Missouri  and  purchased  land  at  a  much  smaller  price  than  the 
one  for  which  they  sold  their  land,  paying,  however,  an  advanced  price  on  Missouri 
real  estate. 

Saline  County. — People  are  selling  their  land  in  Illinois  and  Indiana  at  a  big 
price  and  are  coming  here  and  buying  as  good  or  better  land  for  less  money.  I 
think  that  is  the  main  cause  of  the  rise  in  land  here.  The  people  are  mostly  out  of 
debt  and  taxes  are  very  low  here,  consequently  this  is  very  desirable  land. 

Scott  County. — Values  have  increased  on  all  classes  of  farms  since  1900,  a  con- 
tributing cause  being  drainage  by  a  system  of  large  dredged  ditches. 

Texas  County. — The  average  farmer  does  not  have  over  5  to  15  head  of  cattle, 
hogs,  and  sheep,  and  raises  about  enough  stuff  to  keep  him,  and  so  land  has  just 
about  the  same  price  now  as  it  had  five  years  ago.  This  part  of  the  county  is  unde- 
veloped and  the  larger  part  of  it  is  in  the  woods  yet,  without  railroads  and  boats. 

Vernon  County. — During  the  last  three  or  four  years  this  locality  has  experienced 
extremely  wet  seasons;  therefore  hay  and  grain,  live  stock,  and  general  farm  land 
has  not  increased  much  in  value.  The  increase  in  price  is  due  chiefly  to  immigrants 
from  other  States,  mostly  Illinois  and  Iowa.  In  some  instances  they  have  paid  $40 
and  $45  per  acre  and  in  a  short  time  sold  again  for  less  money. 

Wright  County. — Fruit  farms  are  not  any  higher  than  five  years  ago,  and  per- 
haps have  depreciated  owing  to  the  failure  of  crops  in  this  section  for  the  last  three 
or  four  years. 

NORTH   DAKOTA. 

Burleigh  County. — In  1900  land  in  this  vicinity  was  a  drag  in  the  market.  No 
new  settlers  were  coming  in,  and  there  were  but  few  if  any  sales.  Now  it  is  differ- 
ent.    New  settlers  are  coming,  some  are  buying  lands,  and  things  have  come  to  life. 

Cass  County. — The  increase  in  the  value  of  lands  is  brought  about  mostly  by  the 
demonstration  by  actual  test  that  good  corn,  legumes,  and  tame  grasses — such 
as  clover,  alfalfa,  and  timothy — can  be  raised  here  in  a  very  satisfactory  manner 
for  feed. 

Another  correspondent. — The  general  advance  of  $10  per  acre  on  all  farm  lands  in 
this  vicinity  is  due  to  an  influx  of  investors  from  older  States  and  also  to  the  local 
farmers  increasing  their  holdings. 

Dunn  County. — In  this  locality  little  land  changed  hands  during  1900,  but  since 
then  lands  have  steadily  advanced  in  price.  Our  lands  here  were  used  largely  for 
stock  raising  under  range  conditions,  but  are  rapidly  changing  to  mixed  or  general 
farming— that  is,  raising  stock,  poultry,  and  dairying  in  connection  with  general  crop 
raising. 
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Emmons  County. — The  cause  of  such  a  rise  in  land  values  is  the  railroad,  formerly 
40  miles  and  now  7  miles  distant,  and  also  better  improvements. 

Lamoure  County. — During  the  past  five  years  the  rainfall  here  has  generally  been 
ample  for  such  crops  as  we  raise,  while  for  the  fifteen  years  prior  to  1900  our  crops 
were  more  or  less  cut  short  by  drought,  hot  winds,  etc.  This  condition  has  of 
course  brought  us  new  settlers  and  an  increased  demand  for  lands.- 

McHeney  County.— New  railroad  and  good  crops  have  rapidly  increased  the  value 
of  this  fertile  land  in  this  newly  settled  region.  In  1900  there  were  only  a  few  scat- 
tering settlers  here.  This  whole  country  was  Government  land  just  filed  on,  covered 
with  sod  houses,  or  none  at  all,  and  an  occasional  board  shack,  and  was  previously 
known  as  a  range  country.  The  past  two  years  it  has  produced  in  many  cases  the 
face  value  of  the  farm  in  wheat. 

Morton  County. — The  chief  reason  why  the  prices  of  farms  have  advanced  so 
much  in  the  past  five  years  is  that  the  farmers  in  this  part  of  the  country  have  turned 
their  attention  more  to  dairying.  Another  reason  for  advance  in  prices  of  land  is 
that  immigration  from  the  Eastern  States  has  been  very  heavy  during  the  past  few 
years. 

Nelson  County.— Prices  have  prevailed  such  as  should  and  did  greatly  encourage 
the  farmers,  and,  what  counts  most,  a  tremendous  growth  of  solid  confidence  got 
hold  of  everybody  in  such  a  way  as  this  country  never  before  experienced.  Our 
folks  are  farming  better,  using  larger  outfits  of  teams  and  machinery — five  horses  to 
the  gang  plow,  six  to  the  harrow — thus  saving  time  and  labor. 

Pembina  County. — Owing  to  the  fact  that  there  is  a  large  emigration  of  farmers 
from  this  county  to  the  Canadian  Northwest  and  other  sections,  our  population  ha3 
decreased  a  large  percentage  during  the  last  five  years  and  the  price  of  land  has  not 
increased  any  in  that  time. 

Pierce  County. — The  reason  for  the  increased  value  on  general  farming  land  is 
the  settling  up  of  the  free  Government  land,  the  good  crops,  and  the  good  prices  for 
grain  the  last  few  years.  The  cause  for  the  decreased  value  in  land  for  live  stock  is 
the  excessive  rain,  which  has  made  the  meadow  land  wet  and  practically  worthless 
for  the  last  two  years,  and  besides  there  have  been  low  prices  for  cattle. 

Wells  County. — The  value  of  land  has  practically  doubled  in  the  last  five  years 
in  this  county  and  there  has  been  a  very  large  increase  in  the  number  of  cattle  and 
hogs;  the  latter  were  not  raised  in  sufficient  quantity  for  our  own  use  previous  to 
1900,  while  at  present  a  considerable  number  of  them  are  shipped  out.  Creameries 
have  been  started  in  the  last  three  years  and  have  been  doing  a  considerable  business 
and  we  believe  they  have  come  to  stay. 

SOUTH    DAKOTA. 

Campbell  County. — The  reason  for  so  great  an  increase  is  the  building  of  a  rail- 
road into  our  county  and  a  few  excellent  crop  years. 

Custer  County. — We  have  had  fair  crops  about  three  years,  and  prior  to  that,  up 
to  1892,  there  have  been  but  very  few  decent  crops  and  many  ranches  were  aban- 
doned, but  at  present  almost  all  good  land  is  occupied. 

Deuel  County. — In  ]903  prices  were  somewhat  better  than  at  the  present  writing 
and  a  great  deal  more  land  was  changing  hands. 

Edmunds  County. — The  rise  in  the  price  of  land  is  mostly  due  to  the  artesian 
wells. 

Gregory  County. — The  big  rise  of  land  in  our  county  is  mostly  due  to  the  build- 
ing of  a  railroad  through  this  county  and  the  opening  of  the  Rosebud  Reservation. 

Hand  County'. — Eastern  renters  are  coming  here  fast  and  are  engaging  in  farming, 
dairying,  and  all  kinds  of  stock  raising,  and  they  say  they  can  do  far  better  here  than 
by  renting  in  the  East. 
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Jerauld  County. — The  people  are  beginning  to  turn  their  attention  more  to  dairy- 
ing, in  the  past  year  or  two,  using  separators  and  shipping  cream  to  large  eastern 
cities.  This  practice  has  forced  many  creameries  out  of  business.  Land  is  still  going 
up.  This  year  prices  have  risen  §4  to  §6  per  acre  for  improved  land;  unimproved 
land  not  so  much. 

Meade  County. — As  long  as  there  is  Government  land  to  be  homesteaded  east  of 
us,  we  can  not  expect  any  fancy  prices  for  our  land. 

Miner  County. — The  rise  in  the  price  of  farm  lands  in  this  county  is  due  to  citi- 
zens of  Iowa  and  Illinois  coming  here  and  investing  their  surplus  capital,  while  new 
settlers  were  coming  in  at  the  same  time. 

Potter  County. — During  the  last  two  years  land  has  advanced  rapidly  in  price, 
and  men  with  money  from  States  East  and  South  are  buying  land  as  an  investment, 
and  some  are  buying  for  a  home,  more  now  than  at  any  prior  time. 

NEBRASKA. 

Adams  County'. — The  advance  in  the  price  of  farm  land  in  the  last  five  years  has 
been  very  marked,  I  might  almost  say  phenomenal.  Good  seasons,  bringing  good 
average  crops  with  good  prices  for  grain  and  stock,  are  the  principal  reasons  for  the 
rise;  many  farms  in  the  last  year  sold  for  $40  to  §60  per  acre. 

Boyd  County. — Possibly  the  rise  from  1900  to  1905  in  the  value  of  land  has  been 
phenomenally  high.  In  1900  first  settlers  had  endured  ten  years  of  drought,  blight, 
hot  winds,  and  lack  of  rain.  Many  were  discouraged  and  willing  to  sell  at  any  price; 
many  quarter  sections  could  be  bought  at  §600  to  §800,  and  $1,000  was  considered  a 
big  price.  Since  then,  having  good  soil,  rainfall,  and  general  conditions  of  climate, 
good  crops  each  year  have  changed  the  face  of  things,  and  farms  that  sold  for  §900 
to  §1,000  have  changed  hands  at  §5,000  to  §6,000.  The  general  prices  of  farm  land 
of  the  county  now  vary  from  §7  to  $50  per  acre,  according  to  quality,  position,  soil, 
and  roughness  or  flatness;  good  level  land,  with  soil  not  sandy,  is  worth  from  §25  to 
$50  per  acre,  and  is  sold  at  such  prices. 

Brown  County. — In  1900  dairying  was  almost  unknown  here.  Since  then  cream- 
eries have  been  established  at  various  points  and  our  people  have  gone  largely  into 
supplying  them  with  butter  fat.  The  business  brings  in  considerable  ready  money 
and  gives  increased  value  to  the  land. 

Buffalo  County. — The  enhanced  value  of  farms  here  is  due  mainly  to  the  absorp- 
tion of  all  good  farming  lands  (public  and  private),  by  eastern  immigrants,  to  the 
better  knowledge  of  scientific  farming,  to  increased  production,  and  to  increased 
market  prices  of  farm  products. 

Cheyenne  County. — It  is  safe  to  say  that  all  land  that  can  be  irrigated  in  this 
North  Platte  Valley  has  doubled  in  value  in  the  last  five  years,  while  land  back  of 
the  ditches  and  devoted  chiefly  to  grazing  purposes  remains  at  the  same  price  as  in 
1900. 

Another  correspondent. — Land  prices  are  out  of  all  proportion  to  crops — too  low  in 
this  comity — laud  recently  bought  at  $2  per  acre  yielded  a  crop  worth  §30  per  acre. 

Clay*  County. — The  demand  for  land  comes  chiefly  from  those  well-to-do  farmers 
who  desire  to  locate  their  sons  near  them  and  from  those  coming  into  the  State. 
There  are  those  who  consider  that  land  values  have  gone  higher  than  the  profits  of 
the  farming  business  will  warrant.  When  there  is  a  piece  of  land  put  on  the  market 
it  sells  readily,  regardless  of  improvements  and  with  very  little  regard  to  quality  of 
land. 

Frontier  County. — Lands  have  increased  in  value  more  in  the  last  six  months 
than  in  the  last  ten  years,  as  there  is  a  large  immigration  coming  in  from  the  East. 
We  expect  our  lands  to  rise  in  value  from  now  on,  while  Iowa  and  Missouri  people 
are  seeking  it. 
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Greeley  County. — These  lands  have  increased  in  value  on  account  of  Union 
Pacific  Railroad  Company  extending  its  road  from  Cedar  Rapids,  in  Boone  County, 
to  Spaulding,  which  is  in  this  county.  Heretofore  we  have  had  to  drive  22  miles  to 
market  our  farm  products. 

McPherson  County. — Dairying  has  become  more  general  hi  this  county,  owing 
mostly  to  increased  settlement  of  heretofore  vacant  lands,  and  the  outlook  is  that  it 
will  continue  to  increase.  The  raising  of  live  stock  (chiefly  cattle)  and  dairying  are 
going  to  be  the  business  of  the  future. 

Nemaha  County. — The  advance  in  the  last  five  years  ranges  from  25  to  40  per 
cent.  The  country  is  very  prosperous;  nearly  everyone  has  a  telephone  and  rural 
free  delivery. 

Otoe  County. — There  are  a  great  many  German  farmers  throughout  this  county, 
and  as  a  rule  they  are  quite  prosperous,  and  all  their  extra  money  is  put"  into  land. 

Richardson  County. — The  best  land  lying  near  cities  or  towns,  well  improved,  is 
worth  $100  per  acre,  but  little  can  be  bought  at  any  price,  as  it  is  not  for  sale.  A 
dangerous  condition  is  confronting  the  young  farmer,  as  he  is  unable  to  buy  at  these 
prices,  and  capitalists  are  buying  whatever  they  can  get.  Some  farms  rent  on  shares 
for  half  of  the  crop,  delivered,  and  $4  per  acre  for  pasture  lots  and  grass,  the  tenants 
to  keep  hedges  trimmed.  Consequently  many  are  going  to  Canada.  Land  is  so 
high  that  a  renter  with  aspirations  to  own  a  home  of  his  own  is  discouraged;  rent 
and  a  living  are  all  that  can  be  made. 

Scotts  Bluff  County. — Live-stock  lands  have  increased  in  value  by  reason  mostly 
of  Government  irrigation  works  and  prospects  of  a  completed  canal;  other  lands  by 
reason  of  good  products  and  cattle.  The  building  of  a  railroad  through  this  section 
has  increased  the  price  of  all  lands  near  it. 

Seward  County. — The  value  of  farm  lands  in  this  section  of  Nebraska  appears  to 
be  based  on  their  nearness  to  market  towns  on  the  railroad  as  well  as  on  the  quality 
and  number  of  buildings  erected  on  the  land.  The  people  are  getting  more  inter- 
ested in  the  work  of  agricultural  schools  and  experiment  stations,  and  are  taking 
their  advice  in  working  their  farms.  I  think  this  has  a  great  deal  to  do  with  the 
advance  in  price  of  lands. 

-  Valley  County. — Valley  County  is  one  of  the  best  alfalfa  districts  in  Nebraska, 
and  wherever  land  is  well  adapted  to  alfalfa  it  is  priced  a  trifle  higher  than  land 
that  will  not  raise  it.  During  the  period  covered  by  this  report  this  county  has  been 
repopulated  by  industrious,  economic,  practical  farmers  from  the  East  taking  the 
place  of  a  transient,  restless  class  of  people,  who  have  moved  on  toward  the  setting 
sun. 

Webster  County. — The  price  of  alfalfa  land  has  increased  wonderfully  in  the  last 
five  years. 

Another  correspondent. — I  believe  the  land  would  not  rise  in  price  so  much  if  buy- 
ers from  the  East  were  the  purchasers,  but  the  land  is  nearly  all  bought  by  neigh- 
bors.    Good  crops  and  fair  prices  for  the  last  three  years  are  also  factors. 


Anderson  County. — High-grade  lands  have  advanced,  perhaps,  more  than  medium 
lands. 

Atchison  County. — In  1900  farms  were  selling  more  readily  than  at  present;  that 
year  had  quite  a  boom  in  land  here,  but  since  that  time  investors  have  gone  to  west- 
ern Kansas  and  Oklahoma,  where  lands  are  cheaper  and  where  they  have  been 
favored  with  seasonable  crop  years. 

Barber  County.— This  was  a  very  sparsely  populated  county  in  1900,  caused  by 
nearly  everybody's  leaving  and  going  to  Oklahoma;  consequently  lands  have  more 
than  quadrupled  in  the  last  five  years. 
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Chase  County.— There  has  been  more  advance  in  medium  farm  land  than  in  the 
best  in  the  last  five  years. 

Cherokee  County. — Farm  lands  have  decreased  some  here  on  account  of  three 
very  wet  seasons,  during  which  the  farmers  have  not  raised  a  crop  of  corn. 

Clay-  County. — There  is  very  little  land  to  be  bought  in  this  section  of  the  country, 
while  in  1900  and  before  that  many  wanted  to  sell  and  move  to  Oklahoma  and  other 
places  where  land  was  cheaper. 

Cloud  County. — Many  people  are  tearing  down  their  buildings  and  grubbing  their 
orchards-,  as  then  they  can  rent  their  land  to  the  farmers  to  raise  wheat  on. 

Comanche  County. — In  and  prior  to  the  year  1900  this  county  was  given  over  to 
grazing  purposes  almost  entirely,  but  since  that  time  the  land  has  been  bought  in 
small  tracts  and  broken  up  and  found  to  be  very  productive  for  wheat  and  corn,  and 
hence  the  remarkable  increase  in  the  price.  I  came  to  this  county  in  1897,  and  land 
for  farming  purposes  was  then  selling  at  from  $2  to  $4  per  acre,  and  now  the  price  is 
from  $12  to  $15  per  acre  and  the  top  is  not  in  sight  yet. 

Cowley  County. — The  causes  of  advance  in  prices  of  land  are  as  follows:  (1)  An 
abundance  of  money  seeking  investment;  (2)  development  of  oil  and  gas  in  the 
county;  (3)  immigration  from  Northern  States;  (4)  favorable  seasons,  good  crops, 
and  good  prices. 

Finney  County. — The  sugar-beet  industry  in  this  section  has  changed  the  manner 
of  farming  several  pieces  of  land  within  the  last  two  years,  and  for  this  reason  and 
because  of  an  influx  of  immigrants,  the  price  of  lands  has  easily  doubled  in  value, 
and  sales  have  increased. 

Ford  County. — In  1900  I  bought  a  half  section  at  $1  per  acre;  in  1901  I  bought 
land  at  $2  per  acre;  in  1903  I  bought  1,583  acres  at  $4.60  per  acre;  paid  since  $5  per 
acre;  and  bought  some  last  week  for  which  I  paid  $2,000  for  151  acres,  or  about 
$13.25  per  acre.  I  have  refused  $20  per  acre  for  my  4,070-acre  farm.  The  cause 
of  increase  is  good  crops  for  six  or  seven  years,  in  consequence  of  knowing  how  best 
to  farm  in  this  part  of  Kansas. 

Harper  County. — Land  values  have  increased  in  central  and  western  Kansas 
during  the  last  five  years  probably  in  a  greater  per  cent  than  in  any  other  agricul- 
tural region  in  the  United  States,  caused  chiefly  by  the  large  wheat  crops  that  have 
been  grown  in  the  time  covered.  The  main  crops  here  are  wheat  and  corn,  and  the 
chief  live  stock  is  cattle.  Owing  to  the  low  price  of  cattle  the  stock  farms  have  not 
advanced  as  much  as  the  grain  lands,  but  both  have  made  good  gains.  Some  medium 
grain  lands  have  sold  this  year  as  high  as  $50  per  acre,  while  some  have  sold  as  low 
as  $20,  the  difference  being  chiefly  due  to  relative  nearness  to  town.  I  think  that  a 
conservative  estimate  would  be  that  the  price  has  trebled  in  the  past  five  years. 

Jackson  County. — Land  has  about  doubled  in  price  in  the  last  ten  or  fifteen  years, 
most  of  the  increase  being  in  the  last  five  years.  We  are  near  enough  to  Topeka  to 
market  butter,  eggs,  poultry,  etc.,  which  may  partly  account  for  the  rise,  as  the 
town  is  growing  and  demands  more  produce. 

Jewell  County. — The  changes  in  prices  of  farm  lands  have  been  brought  about  by 
three  successive  good  crops;  also  by  immigration  of  farmers  from  Iowa  and  Missouri. 

Johnson  County. — It  would  be  safe  to  say  that  land  in  this  county  has  just  about 
doubled  in  value  since  1900,  being  favorably  situated  near  Kansas  City  and  in 
demand  for  homes  and  by  people  coming  in  from  the  West.  People  are  selling  out 
their  wheat  ranches  and  coming  here  and  buying  farms  for  homes. 

Meade  County. — Immigration  to  western  Kansas  has  raised  the  value  of  all  kinds 
of  land.  This  county  is  being  developed  as  a  wheat-producing  as  well  as  cattle- 
raising  region.     Alfalfa  has  greatly  increased  the  value  of  land. 

Nemaha  County. — Straight  corn  land  is  highest  and  has  made  the  most  advance, 
frequently  and  generally  selling  at  $100  per  acre. 
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Norton  County. — This  county  has  had  a  most  wonderful  change  since  I  home- 
steaded  here,  eighteen  years  ago.  I  have  been  offered  $16,000  for  my  800-acre  ranch 
this  fall,  hut  I  refused,  as  I  want  to  continue  living  here. 

Ottawa  County. — Land  of  all  kinds  is  advancing,  owing  to  the  influx  of  eastern 
people,  selling  their  land  and  seeking  western  land  with  big  wheat  and  corn  crops. 

Phillips  County. — The  principal  reason  for  the  advance  in  land  values  is  that  we 
have  had  five  years  of  continuous  good  crops  and  high  prices. 

Rush  County. — Real  estate  values  have  greatly  advanced  in  the  past  five  years. 
There  has  been  a  great  flow  of  immigration  to  this  part  of  the  country,  with  a  con- 
sequent development  of  its  agricultural  resources.  Most  of  the  lands  held  by  east- 
ern speculators  has  been  bought  by  farmers  who  have  tilled  and  improved  it  and 
demonstrated  the  fact  that  it  can  be  profitably  farmed. 

Scott  County. — In  1900  this  county  was  overburdened  with  taxes  and  mortgages, 
and  it  looked  as  though  it  was  not  worth  anything,  but  since  that  time  things  have 
changed,  and  lands  of  all  kinds  are  on  a  boom. 

SOUTH    CENTRAL    STATES. 

KENTUCKY. 

Ballard  County. — There  has  been  within  the  last  three  years  a  great  advance  in 
farm  land  in  this  county,  caused  by  the  new  railroad  running  through  the  center  of 
the  county;  land  is  very  high. 

Boone  County. — Dairy  farms  convenient  to  the  railroad  are  advancing  in  price 
more  rapidly  than  other  land. 

Bourbon  County. — Lands  of  all  kinds  in  this  county  have  advanced  in  price  con- 
siderably in  the  last  five  years.  Several  millionaires  have  bought  farms  near  Lexing- 
ton, and  the  demand  for  stock  farms  near  that  place  has  caused  the  price  of  land  to 
advance  rapidly. 

Caldwell  County. — Good  level  land  has  increased  in  value,  while  rolling  land 
has  washed  and  its  value  has  decreased. 

Carlisle  County. — The  greatest  advancements  in  prices  are  near  railroad  stations 
and  where  shipments  are  convenient.  Rural  free  delivery  of  mails  and  telephones 
have  much  to  do  with  the  increase. 

Carroll  County.: — Tobacco  lands  being  principally  hill  or  uplands,  they  have 
declined  in  value  probably  more  than  indicated  by  the  figures  given  by  me,  owing 
to  the  custom  which  has  prevailed  for  many  years  to  clear  the  native  forests,  grow 
three  or  four  crops  of  tobacco,  then  wheat  and  corn  until  the  soil  is  exhausted  or 
washed  away.  Very  little  virgin  land  remains,  and  a  few  tobacco  growers  are  trying 
to  save  their  lands  by  raising  clover  instead  of  corn  and  wheat  after  tobacco. 

Christian  County.  —Tobacco  is  the  main  product  right  here  on  much  the  greater 
number  of  farms,  and  the  price  has  been  so  low  in  recent  years  and  labor  so  unreli- 
able that  there  has  been  little  inducement  to  go  into  the  business  and  considerable 
to  go  out  of  it. 

Clinton  County. — The  advance  in  the  price  of  timber  has  to  some  extent  increased 
the  value  of  the  farms. 

Daviess  County. — Owensboro  is  a  city  of  20,000  people.  Good  land  within  5  miles 
of  the  city,  on  account  of  good  markets  and  good  times,  has  advanced  considerably, 
and  many  sales  are  made  at  $75  to  $100  per  acre.  River  bottoms,  on  account  of  high 
prices  for  corn,  have  advanced  from  $50  to  $60  per  acre,  when  not  too  far  from  market. 
Land  near  or  on  a  railroad  or  near  villages  has  advanced  20  or  25  per  cent  in  five 
years.     There  has  been  little  advancement  where  land  is  far  from  market. 

Fayette  County. — There  is  a  strong  demand  for  all  kinds  of  farm  lands  in  this 
section,  and  many  of  our  best  blue-grass  farms,  where  they  are  well  situated,  can  be 
sold  much  higher  than  the  figures  given  in  my  report.    Where  they  are  well  improved 


and  situated  on  some  of  our  best  pikes,  some  of  them  sell  as  high  as  §200  to  $250 
per  acre. 

Gallatin  County. — Hill  land  in  this  section  of  Kentucky  has  decreased  in  value 
on  account  of  too  long  cultivation  and  washing  rains,  but  land  that  lies  well  and  all 
hill  land  that  has  been  taken  care  of  and  is  in  grass  has  improved  in  value. 

Graves  County. — Owing  to  the  advance  in  the  price  of  tobacco  and  other  farm 
products,  the  value  of  farms  has  increased. 

Green  County. — There  has  been  a  railroad  debt  against  this  county  that  has  kept 
the  price  of  land  down,  but  it  has  been  settled  in  favor  of  the  county;  therefore  all 
land  has  advanced  about  a  third  in  value. 

Hickman  County. — In  this  county  there  has  been  a  marked  advance  in  farming; 
a  younger  and  more  skilled  class  of  farmers  is  acquiring  possession  of  the  lands  and 
devoting  a  broader  attention  to  the  raising  of  hogs  and  cattle. 

Johnson  County. — The  price  of  farm  lands  has  increased  largely  on  account  of  a 
railroad  opening  it  to  a  market. 

Lee  County. — The  advance  in  the  price  of  farm  lands  in  this  locality  could  have 
probably  been  more  marked  if  it  were  not  for  the  fact  that  farm  lands  have  been 
badly  cared  for  and  hillside  lands  have  been  worked  and  in  many  instances  wholly 
ruined,  while  bottom  lands  have  been  subjected  to  one  crop  until  they  are  worn  out. 
The  people  in  this  section  are  just  realizing  that  their  lands  must  be  fed  if  expected 
to  produce. 

Marshall  County. — Much  of  the  land  that  has  been  run  down  heretofore  and 
turned  out  has  been  reclaimed  by  liberal  application  of  barnyard  manure  and  the 
use  of  commercial  fertilizer.  These  are  working  wonders  in  the  way  of  farming  and 
getting  good  crops  out  of  land  that  was  thought  to  be  worn  out.  '  The  farmers  are 
organizing  a  meeting  to  discuss  the  best  plans  for  cultivation. 

Mason  County. — Land  is  very  high  in  this  county  at  present.  People  with  money 
to  invest  think  that  land  is  the  safest  place  to  put  it.  All  of  the  banks  in  the  county 
have  large  deposits  and  pay  no  interest  on  them.  Most  of  the  farms  do  not  pay  a 
high  rate  of  interest  on  the  investment  unless  tobacco  sells  at  a  good  figure. 

Menifee  County. — Lands  of  all  kinds  are  valued  at  least  25  per  cent  higher  than 
in  1900.  Farms  are  improving  greatly  in  many  respects,  such  as  better  buildings, 
better  fences,  more  grass,  more  fruit  trees,  and  a  better  mode  of  farming  generally. 

Muhlenberg  County. — In  1900  this  county  had  an  outstanding  debt  on  railroad 
bonds  issued  in  1869  and  1878  aggregating  over  §1,000,000,  which  has  been  compro- 
mised and  part  paid  until  it  has  decreased  to  less  than  $215,000,  as  a  result  of  which 
vast  coal  interests  have  been  developed,  farming  interests  revived,  and  lands  have 
increased  in  value  from  80  to  100  per  cent.  All  industries  have  taken  on  new  life, 
and  the  county  is  in  a  prosperous  and  flourishing  condition. 

Owen  County. — There  is  probably  a  greater  demand  for  tobacco  farms  than  for 
any  other  class,  but  all  lands  suitable  for  cultivation  or  grazing  have  advanced  about 
20  per  cent  in  the  past  five  years. 

Pike  County. — All  kinds  of  land  have  taken  a  very  sharp  rise  in  value  per  acre 
for  the  last  five  years  on  account  of  increase  of  population,  building  of  a  new  rail- 
road from  one  end  through  the  county,  38  miles  long. 

Shelby  County. — The  lands  of  this  county,  being  a  part  of  the  noted  blue-grass 
region,  are  in  such  demand,  owing  to  their  richness,  good  roads,  and  nearness  to 
good  markets,  that  where  tobacco,  hemp,  live  stock,  general  farming,  and  a  good 
deal  of  dairying  are  combined  they  are  conducted  with  remarkable  success.  Eastern 
capitalists  and  retired  merchants  want  to  retire  to  a  good  blue-grass  farm,  and  often 
fancy  prices  are  paid. 

Spencer  County. — Owing  to  a  heavy  influx  of  tobacco  people  from  the  mountain 
country,  tobacco  lands  are  in  great  demand  and  have  increased  faster  in  value  than 
other  lands,  and  also  increased  the  value  of  other  lands. 

Trigg  County. — All  lands  that  have  timber  are  one-third  higher  than  in  1900. 
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TENNESSEE. 

Bradley  County. — -All  lands  have  advanced  in  price  in  the  last  five  years.  More 
and  better  farming  is  done  than  ever  before.  Lands  of  all  kinds  have  been  improved 
and  better  homes  built.  Millions  of  fruit  trees  have  been  set  out  and,  in  fact,  a 
spirit  of  improvement  seems  to  pervade  the  community.  There  has  been  consider- 
able northern  immigration  to  this  part  of  Tennessee,  and  especially  to  Bradley 
County  around  Cleveland, 

Carter  County. — The  increased  value  of  farming  lands  in  this  immediate  region 
since  1900  is  principally  the  result  of  increased  fertility  to  lands,  or,  in  other  words, 
various  forms  of  fertilizers  have  been  applied  until  the  productive  capacity  of  the 
lands  has  been  practically  doubled.  Buildings  and  other  improvements  have  also 
advanced  the  value  of  farms. 

Cocke  County. — During  the  last  few  years  there  seems  to  be  a  less  tendency  on 
the  part  of  the  farmers  to  go  west  than  there  was  about  four  or  five  years  ago,  and, 
consequently,  almost  all  farming  lands  have  gone  up  in  value  some,  especially  stock, 
dairying,  and  vegetable  farms. 

Cumberland  County. — The  cause  of  lands  advancing  in  value  was  the  building  of 
the  Tennessee  Central  Railroad  through  this  county. 

Haywood  County. — A  considerable  portion  of  our  county  is  worked  by  tenants, 
the  landowners  not  living  on  their  farms,  but  letting  mostly  to  colored  laborers  for 
cotton  or  money  rent.  Such  farms  are  in  a  run-down  condition.  But  in  the  last 
few  years  prices  have  shown  some  increase;  grass  and  fruit  lands  are  better  cared 
for,  are  in  finer  condition,  and  valued  higher. 

Henderson  County. — Farms  which  grow  grain,  hay,  and  live  stock  are  higher  in 
value  than  cotton  farms  or  farms  devoted  to  general  farming.  There  are  only  a  few 
of  those  and  they  are  better  kept,  and,  therefore,  men  with  money  want  them  and 
will  pay  more  than  for  a  cotton  farm  where  all  is  under  one  fence,  is  pastured 
all  winter,  and  is  packed  and  in  bad  condition  when  plow  time  comes,  although  the 
cotton  farm  may  be  of  the  same  or  better  nature  than  the  grain  or  stock  farm,  the 
difference  being  in  the  way  they  are  kept. 

Johnson  County. — The  building  of  a  railroad  through  this  county  is  the  principal 
cause  of  the  increase  in  value. 

Knox  County. — There  is  a  general  desire  among  most  farmers  to  improve  their 
farms.  Farms  had  lain  for  forty  years  without  material  change  in  value.  But  in 
the  last  few  years  values  have  stiffened  and  advanced  a  little.  The  main  cause  for 
this  is  an  advance  in  the  price  of  corn,  the  advent  of  a  new  railroad,  and  factories 
around  the  cities.  The  dairy  and  live-stock  farms  improve  most  rapidly  and  per- 
manently. The  vegetable  farms  generally  improve  rapidly,  but  they  are  closer  to 
the  city,  and  soon  enter  the  list  of  fancy-priced  farms. 

Lawrence  County. — Farm  lands  are  increasing  in  value  rapidly.  Land  that  could 
have  been  bought  five  years  ago  for  50  cents  to  $1  per  acre  now  commands  $3  to  $5. 
Last  year  was  the  initial  year  with  us  for  cantaloupes  and  tomatoes,  and  they  were 
sold  in  Chicago. 

Madison  County. — All  kinds  of  land  are  advancing  in  price.  We  have  gravel 
roads  leading  out  5  miles  from  Jackson,  and  land  on  these  roads  can  not  be 
bought  at  a  reasonable  price  at  all. 

Maury  County. — The  farms  in  our  section  are  being  better  taken  care  of,  and  in 
some  instances  values  have  gone  to  §100  to  §125  per  acre.  Of  course,  some  worn-out 
lands  are  only  worth  $15  to  §20  per  acre,  but  these  farms  are  scarce.  Some  of  this 
cheap  land  is  being  set  to  fruit,  mostly  apples: 

Another  correspondent. — The  discovery  of  phosphates  was  thought  to  be  a  wonderful 
bonanza  to  this  county,  but  it  has  proven  a  paralysis  to  all  lines  of  farming  and  ruined 
the  farm  labor.  A  laborer  can  get  SI  to  SI. 25  a  day;  two  to  three  days  a  week  will 
feed  him;  the  balance  of  the  time  is  spent  in  idleness  and  gambling.     When  winter 
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and  bad,  rainy  weather  comes,  the  work  in  the  phosphate  mines  is  suspended  and 
the  day  laborer  is  almost  in  starvation.  Some  good  farming  is  done  and  prices  of 
some  lands  are  holding  high;  but  in  a  general  way  farming  and  farm  lands  are 
depreciating,  fences  and  buildings  are  in  poor  repair,  and  lands  are  much  washed. 

Montgomery  County. — This  is  a  general  farming  community  and  nearly  all  farmers 
raise  tobacco  as  a  money  crop;  the  low  prices  ruling  for  tobacco  the  last  few  years 
have  had  a  very  depressing  effect  on  land  values,  and  I  am  sure  my  reduction  of  $5 
per  acre  is  very  conservative. 

Overton  County. — Lands  given  to  the  raising  of  tobacco  have  been  abandoned  for 
that  purpose  and  turned  into  truck  farms.  There  is  now  a  general  rise  in  the  price 
of  land  here.  A  railroad  is  being  built  through  this  county  which  has  caused  a 
speculation  in  timber  lands  and  caused  prices  to  advance  along  all  lines. 

Pickett  County. — The  average  farming  lands  in  this  part  are  fast  washing  away 
and  becoming  worth  less  each  year.  The  Texas  fever  tick  has  caused  the  general 
farmer  to  lose  money  on  cattle,  and,  as  there  is  no  remedy  in  sight,  many  farmers 
whose  profits  were  formerly  derived  from  cattle  are  becoming  disgusted.  There  are 
more  farms  for  sale  than  there  are  buyers. 

Putnam  County. — The  general  values  of  farms  have  greatly  advanced  during  the 
past  five  years  on  account  of  so  many  improved  implements  being  brought  into  use, 
thereby  increasing  acreage.  Many  farms  here  have  been  vastly  improved  by  more 
scientific  work.  Dams  and  bridges  have  been  built  and  our  roads  are  steadily  grow- 
ing better.  Fields  which  have  lain  idle  since  the  war  have  been  reclaimed  and  are 
yielding  equal  to  others. 

Poane  County. — There  has  been  a  decided  advance  in  the  values  of  farming  lands, 
caused  in  part  by  the  more  skillful  farming  that  has  been  adopted  during  the  last 
five  years. 

Pobertson  County. — On  account  of  the  low  price  of  tobacco,  our  main  money 
crop,  the  values  of  tobacco  lands  have  decreased  10  to  15  per  cent.  Apart  from  this 
there  is  a  very  decidedly  better  demand  for  farm  lands,  due  to  three  facts:  (1)  there 
is  more  money  in  circulation;  (2)  there  is  more  interest  taken  in  farming  and  better 
farming,  thus  increasing  the  fertility  of  the  soil  and  its  productiveness,  and  (3) 
there  is  a  marked  improvement  in  farm  buildings  and  fences. 

Sumner  County. — People  are  taking  more  interest  in  farming  in  this  county  than 
they  ever  did.  Farm  lands  are  on  what  might  be  called  a  boom,  and  interest  in 
agriculture  and  live  stock  is  growing  very  fast. 

Tipton  County. — Almost  all  tracts  in  this  county  had  in  1900  considerable  timber 
on  them,  nearly  all  of  which  has  been  or  is  now  being  removed  or  marketed.  Not- 
withstanding this  fact,  the  farms  have  increased  in  value  in  about  the  proportion 
given  in  this  report,  so  that  the  owner  has  had  the  benefit  of  the  sale  of  his  timber 
and  still  has  the  realty  at  an  increased  valuation.  Had  I  known  when  I  settled  here 
twenty-two  years  ago  what  I  do  now,  I  would  have  left  all  of  my  uncleared  land  in 
timber  until  the  present  time.  The  timber  destroyed  in  clearing  and  sold  for  a  mere 
song  would  now  be  worth  twice  the  present  value  of  the  farm  itself. 

Weakley  County. — The  advance  in  price  has  been  greater  on  the  best  tobacco  land. 

Williamson  County. — There  has  been  a  constant  and  steady  demand  for  farm  lands 
for,  say,  three  or  four  years,  and  as  a  natural  result  values  have  increased.  It  is  not 
local,  but  far-reaching.  I  am  not  a  real-estate  agent,  but  buy  a  farm,  fill  tne  gullies, 
whitewash  the  buildings,  etc.,  and  sell,  and  my  actual  purchases  in  Davidson,  Wil- 
liamson, Maury,  Lewis,  Lawrence,  and  Shelby  counties  show  a  net  rise  of  40  to  100 
per  cent.  The  products  of  the  farm  are  bringing  good  prices,  and  for  once  we  have 
no  complaints. 

Wilson  County. — On  fruit  lands  the  large  increase  in  value  is  due  to  the  fact  that 
our  people  are  being  rapidly  educated  practically  to  the  value  of  fruit  and  fruit  lands; 
secondly,  our  best  fruit  land  is  our  poorest — sandstone  land,  which  is  most  worthless 
for  grain  and  hay  culture. 
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ALABAMA. 

Autauga  County. — A  great  deal  of  the  old  worn-out  pine  lands  are  coming  back 
into  cultivation. 

Baldwin  County. — Land  values  are  advancing  very  rapidly  as  railroad  facilities- 
are  progressing. 

Chambees  County. — Vegetable  and  dairy  farming  is  growing  prosperous  every/ 
day  and  coming  more  into  practice. 

Cherokee  County. — Our  freight  rates  are  prohibitory  for  any  crop  but  cotton.. 
Scarcity  of  labor  and  farmers  wanting  to  move  to  the  city  are  the  cause  of  some- 
depreciation. 

Chilton  County. — The  main  reason  for  the  advance  of  farm  values  is  that  the- 
farmers  are  building  better  houses  and  fences,  two  things  badly  needed. 

Claeke  County. — Timbered  lands  of  any  kind  were  bought  here  by  the  thousand* 
acres  five  years  ago  for  SI  per  acre,  and  now  the  timber  people  are  paying  $10  per- 
acre  for  the  timber  alone. 

Coosa  County. — Possibly  farms  would  increase  in  value  if  it  were  not  for  the- 
uncertainty  of  labor.  This  arises  from  three  causes:  First,  the  best  of  oui  citizens 
going  west;  second,  the  flocking  of  all  our  able-bodied  laborers  to  the  railroads  and 
public  works;  third,  the  tendency  of  negro  labor  to  farm  without  intelligent  direc- 
tion, and  its  general  demoralization. 

Cullman  County. — There  have  been  two  causes  for  the  falling  prices  in  land:: 
First,  a  good  many  farmers  left  their  farms  and  went  to  the  factories  and  mines,, 
thinking  that  they  could  better  themselves;  second,  the  State  has  established  a  stock 
law,  and  a  good  many  people  have  become  dissatisfied  with  the  law,  have  determined 
to  leave,  and  have  offered  their  farms  for  sale  at  a  reduced  price. 

Etowah  County. — Diversified  farming  is  getting  to  be  very  common  on  account 
of  so  many  mines,  factories,  etc.,  springing  up,  and  lands  of  all  kinds  have  advanced 
within  the  last  two  years  very  much. 

Geeene  County. — Some  lands  have  been  turned  into  pasture  for  stock  raising,, 
which  has  enhanced  their  value.  The  growing  of  vegetables  is  becoming  quite  a 
business.     Our  people  find  it  profitable,  and  it  is  improving  the  lands  very  much. 

Another  correspondent. — Lands  are  generally  owned  in  large  bodies  and  are  not" 
offered  for  sale  at  all,  for  the  reason  that  they  easily  pay  10  per  cent  interest  and  are- 
considered  the  safest  investment;  besides,  owing  to  anticipation  of  the  Panama 
Canal,  it  is  difficult  to  find  a  piece  of  land  for  sale,  and  when  there  is  any  offered  by 
forced  sale  it  is  eagerly  sought  by  investors.  Poor  labor  is  a  great  drawback  to  ar 
rapid  increase  of  value. 

Hale  County. — The  farming  lands  have  increased  considerably  in  value  in  the 
last  five  years,  owing  to  people  moving  into  this  county. 

Laudeedale  County. — Values  have  appreciated,  say,  5  or  10  per  cent  since  1900; 
owing  to  increased  manufacturing  in  adjacent  towns  and  the  corresponding  increase- 
in  the  diversification  of  crops. 

Lee  County. — Lands  that  are  not  less  than  6  miles  from  railroad  are  mostly  used 
for  cotton,  with  a  little  corn  and  oats,  and  have  advanced  but  little,  especially  where- 
there  are  a  great  many  negroes.  Around  the  stations  where  the  white  people  live- 
the  lands  that  can  be  used  for  general  farming  have  gone  up  at  least  30  per  cent.- 
One  of  the  main  causes  for  the  advance  is  that  white  people  are  drifting  toward  the- 
little  towns  and  leaving  the  interior  for  the  negro. 

Macon  County. — Owing  to  prices  of  cotton  for  the  last  two  years  and  plenty  of 
money  it  is  rare  that  you  can  induce  a  man  to  offer  his  farm  for  sale. 

Madison  County. — Immigration  from  the  North  and  Northwest  to  this  and  the- 
adjoining  county  of  Limestone  has  advanced  the  price  of  farm  lands  for  all  purposes- 
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Large  cotton  farms  are  being  divided  up  into  80  and  160  acre  lots  and  devoted  to' 
general  farming.  Fruit  and  vegetable  farms  take  the  lead  in  advance  of  price,  with, 
hay,  grain,  and  live-stock  farms  following  closely. 

Randolph  County. — The  value  of  land  in  this  section  is  increasing  every  year, 
the  farmers  are  learning  to  farm  more  successfully,  new  railroads  are  building;  the 
demand  for  the  land  for  agricultural  purposes  is  increasing. 

Tallapoosa  County  — The  people  want  to  get  as  near  a  town  as  possible,  and  this 
will  apply  to  the  whites  as  well  as  blacks.  The  more  intelligent  want  to  get  a  good 
school  for  their  children  as  well  as  other  advantages,  and  the  laborer  drifts  to  town 
whether  he  be  intelligent,  industrious,  or  otherwise,  so  there  has  been  very  little 
progress  in  the  country  in  the  past  five  years.  Some  of  the  laborers  have  gone  West, 
some  to  the  cotton  mills,  and  some  to  the  towns. 

Washington  County. — Our  community  has  about  200  farms  owned  by  northern 
settlers.  These  farms  are  now  engaged  principally  in  fruit  and  vegetable  growing; 
some  few  have  started  sheep  and  cattle  raising,  while  quite  a  number  grow  some 
cotton  after  vegetable  crops  are  marketed,  getting  about  a  bale  to  the  acre.  Most  of 
the  lands  of  this  county  are  covered  with  longleaf  yellow  pine,  which  alone  has 
enhanced  in  value  in  the  last  five  years  from  $1.25  per  acre  to  $20  and  is  still  going 
up;  farming  lands  have  gone  up  25  per  cent  in  that  time. 

MISSISSIPPI. 

Alcorn  County. — Land  of  all  kinds  has  advanced  very  much  in  value  in  the  past 
five  years,  and  a  further  advance  is  looked  for  in  the  future.  As  people  from  other 
States  are  seeing  the  advantages  offered  in  this  part  of  our  Southland,  and  are  com- 
ing here  in  great  numbers,  there  is  a  greater  demand  for  more  land. 

Bolivar  County'. — The  principal  reasons  for  the  increase  in  value  of  l&nd  here  in 
the  past  five  years  are  the  protection  of  the  land  from  the  usual  overflow  of  the  Mis- 
sissippi River  by  improved  levees,  and  the  investment  by  a  large  number  of  northern 
men  in  the  delta  lands.  They  generally  paid  cash  for  themf  and  some  lands  favor- 
ably situated  have  been  sold  for  $50  to  $60  per  acre. 

Calhoun  County. — The  greatly  increased  value  of  farm  lands  since  1900  is  due  to 
advanced  price  of  cotton,  railroad  building,  improvements  in  buildings,  etc.  Farm 
and  timber  lands  have  increased  in  value  33 J  to  300  per  cent.  This  county  five  years 
ago  could  scarcely  sell  a  board  or  shingle  tree.  At  this  time  pine  and  hard  woods 
are  readily  sold  for  from  50  cents  to  75  cents  per  thousand  feet,  a  new  railroad  being 
the  cause  of  the  advance. 

Covington  County. — The  increase  for  this  immediate  part  of  the  county  has  been 
wonderful  on  account  of  increased  transportation  facilities.  Farm  lands  are  getting 
to  be  more  in  demand  every  year,  and  consequently  the  farms  are  getting  smaller  in 
size.  Our  county  is  just  beginning  to  develop;  we  have  the  advantage  of  railroads 
that  we  have  not  had  heretofore,  and  more  capital  and  more  interest  in  general 
farming. 

Greene  County. — A  new  railroad  has  been  built  through  this  part  of  the  county 
and  almost  everyone  is  wanting  to  buy  farming  land,  but  can  not  find  anyone  who 
wishes  to  sell  at  any  price.  Timber  land  is  selling  now  for  from  $7  to  $15  per  acre, 
where  in  1900  it  could  have  been  had  for  $1.50  to  $3.84  per  acre. 

Hinds  County. — Lands  within  5  miles  of  Jackson  which  in  1900  were  devoted 
to  corn  and  cotton  are  now  for  the  most  part  used  for  fruit,  vegetables,  and  dairy 
products  for  consumption  in  that  city;  the  prices  of  these  lands  in  1900  were  about 
$10  to  §15  per  acre  and  are  now  not  less  than  $25  to  $30. 

Holmes  County. — 1  do  not  know  why  land  has  advanced  so  unless  it  is  because 
the  fruit  and  berry  business  has  paid  pretty  well  for  several  years;  you  can  hardly 
find  a  piece  of  land  for  sale,  and  when  you  do,  it  is  very  high.     If  you  offer  a  place 
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for  sale  at  almost  any  price  there  is  soon  a  bu3'er.     They  say  that  labor  is  scarce, 
but  still  laud  goes  up.     The  berry  crop  will  bring  §100  to  §300  per  acre  and  expenses. 

Issaquena  County. — We  have  large  farms  containing  from  500  to  2,000  acres  under 
cultivation  in  cotton,  which  readily  pay  86.50  per  acre  annually  for  rent. 

Jasper  County. — Owing  to  a  new  railroad  in  this  section  farm  lands  and  all  other 
lands  have  advanced  in  price. 

Jefferson  County. — Our  lands  in  the  neighborhood  have  doubled  in  value  on 
account  of  the  growth  of  our  county  town,  Fayette. 

Kemper  County. — Farmers  in  this  section  are  gradually  drifting  to  truck  and  live- 
stock farming,  owing  to  scarce  and  unreliable  labor. 

Lafayette  County. — Land  is  good  property  here  and  the  banks  now  take  it  as 
collateral. 

Lowndes  County. — Lands  near  our  towns  and  cities  have  increased  greatly  on 
account  of  dairying  and  truck  farming.  Small  farms  sell  for  much  more  than  the 
larger  ones. 

Marshall  County. — From  1900  to  1904  lands  advanced  in  value  rapidly,  at  least 
50  per  cent  or  more,  but  after  the  sudden  drop  in  the  price  of  cotton  in  December, 
1904,  demands  ceased  and  prices  dropped  20  to  25  per  cent.  With  the  price  of  cot- 
ton again  up  to  10  cents  there  began  to  be  some  demand  for  lands  again.  Many 
negroes  are  now  buying  lands  and  paying  for  them  on  time;  indeed,  from  1900  up 
to  1904  everybody  was  on  the  lookout  for  land. 

Neshoba  County. — The  reason  for  the  great  increase  in  value  of  farm  land  is  very 
plain.  Five  years  ago  we  were  isolated,  and  there  was  no  road  nearer  than  40  or  50 
miles  and  no  prospect  of  any;  now  we  have  one  which  runs  centrally  through  the 
county. 

Newton  County. — There  has  been  a  wonderful  improvement  in  the  cultivation  of 
the  crops  and  land;  hence  there  has  been  over  100  per  cent  advance  in  the  value  of 
land  and  more  than  200  per  cent  in  the  improvement  of  buildings.  The  improve- 
ment in  the  value  of  live  stock  is  at  least  150  per  cent;  a  person  will  now  rarely  find 
any  scrub  cattle  on  farms  or  elsewhere.     Fruit  is  rapidly  coming  to  the  front. 

Scott  County. — Lands  in  this  section  have  about  doubled  in  value  in  the  last  five 
years,  partly  caused  by  investments  of  northern  capital  and  partly  by  a  general 
prosperity,  and  also  on  account  of  a  great  improvement  in  our  schools.  We  now 
have  six  months'  public  schools  all  over  the  rural  districts,  and  there  is  a  great  edu- 
cational wave.  There  is  more  prosperity  now  than  at  any  time  since  the  war  between 
the  States. 

Winston  County. — Five  years  ago  there  was  no  transportation  through  the  county, 
very  little  pride  of  home  or  education,  and  the  majority  of  farmers  lived  in  log  cab- . 
ins;  though  we  had  four  months  free  schools,  incompetent  teachers  were  chosen; 
farmers  that  were  able  sent  their  children  from  home  to  attend  school;  those  that 
were  not  able  and  had  a  desire  to  educate  their  children  moved  to  other  places.  In 
1902  a  new  era  sprung  up  among  the  farmers;  they  commenced  to  build  and  beautify 
their  homes,  and  the  value  of  land  began  to  increase  in  1904  with  the  prospects  of  a 
railroad,  which  more  than  doubled  the  value  of  land.  In  1905,  with  a  railroad 
through  the  county,  there  is  very  little  land  for  sale,  and  that  finds  ready  buyers. 

Yalobusha  County. — In  1900  the  lands  of  this  county  had  very  little  commercial 
value;  to-day  it  is  an  easy  matter  to  borrow  from  §7  to  $12  an  acre  on  them. 

Yazoo  County. — Our  lands  are  gradually  rising  in  value;  cotton  is  bringing  a  good 
price,  and  good  long-staple  cotton  lands,  such  as  we  have  in  the  red-gum  bottoms  of 
the  Big  Black  River  (which  grow  the  best  long  cotton  carried  to  New  Orleans)  have 
risen  in  value  very  fast  in  the  last  five  years;  in  1900  our  bottoms  would  not  sell  for 
more  than  $12  to  §15  per  acre,  but  now  they  bring  from  §25  to  §35,  and  very  little  is 
for  sale  at  any  price. 
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LOUISIANA. 

Acadia  Parish. — The  opening  of  southern  Texas  for  rice  culture  and  the  consequent 
overproduction  is  the  cause  of  the  decline  in  the  price  of  our  rice  lands  in  the  past 
year  or  two. 

Another  correspondent. — In  1900,  there  heing  no  irrigating  canals  here,  the  price  of 
rice  land  was  far  below  the  present  price,  now  that  an  irrigating  canal  has  since  been 
built. 

Calcasieu  Parish. — There  has  been  during  the  last  five  years  a  remarkable  increase 
and  subsequent  falling  off  in  the  value  of  rice  lands.  These  have  in  many  cases  been 
improved  by  the  putting  down  of  irrigating  wells  from  200  to  275  feet  deep  and  fitting 
them  with  pumps  and  steam  engines.  A  plant  of  this  kind  suitable  for  a  200  or  300 
acre  farm  costs  about  $3,000.  Some  of  these  farms  are  lying  idle  on  account  of  the 
heavy  expense  of  operating  them  and  the  low7  prices  for  the  product  that  have  pre- 
vailed for  the  last  two  years.  Cotton  lands  do  not  advance  in  value  on  account  of 
the  fear  of  the  boll  weevil,  which  is  very  near  us  on  the  west  and  north. 

East  Feliciana  Parish. — Farm  lands  have  all  been  taken  up  by  white  farmers 
from  Middle  and  Eastern  States.  All  Government  lands  have  been  entered  and 
timber  sold  to  sawmill  men  from  82  to  $15  per  acre.  Vegetable  lands  on  railroads 
sell  anywhere  from  525  to  8100,  owing  to  location.  Several  thousand  acres  changed 
owners  last  year  which  could  have  been  bought  in  1900  for  54  per  acre,  but  now7  they 
bring  §S  per  acre. 

Another  correspondent. — Lands  were  selling  freely  at  55  or  86  per  acre  in  1900,  but 
now  readily  bring  515  to  820,  the  better  price  of  cotton  being  the  cause. 

Grant  Parish. — The  railroad  built  through  this  section  has  doubled  the  price  of 
cotton  and  bottom  land. 

Layfayette  Parish. — Low  rice  prices  have  checked  the  advance  in  rice  lands, 
while  sugar's  higher  price  raises  the  price  of  land  for  cane. 

Another  correspondent. — Since  1900  a  great  change  has  come  about.  Farms  are 
being  improved.  Education  is  sought,  and  the  individual  produces  a  great  deal 
more.  Consequently  value  has  risen  and  it  is  now  a  rare  occurrence  to  see  land  sell 
for  less  than  810,  and  8100  has  been  reached. 

Another  correspondent. — The  value  of  farm  lands  has  greatly  increased  in  the  last 
five  years  on  account  of  the  rise  in  the  price  of  cotton  and  increased  immigration 
from  Northern  States. 

Lincoln  Parish. — The  people  did  not  save  any  hay  in  this  section  five  years  ago, 
but  now  we  save  a  good  deal.  People  are  taking  much  interest  in  live  stock  the  last 
two  or  three  years. 

Another  correspondent. — Ours,  a  timbered  hilly  country,  is  being  denuded  of  its 
timber,  and  is  settling  rapidly  with  immigrants  from  Mississippi,  Alabama,  and 
Georgia,  who  are  small  farmers.  The  lands  are  new7,  cheap,  and  highly  productive, 
and  in  consequence  are  steadily  advancing  in  price.  The  recent  introduction  of  truck 
farming,  to  which  this  soil  and  climate  are  well  adapted,  enhances  close-in  lands  out 
of  proportion  to  those  farther  out. 

Natchitoches  Parish. — The  cotton  boll  weevil  has  reduced  values  in  this  river 
section. 

Eapides  Parish. — Immigration  has  caused  great  enhancement  in  the  valuation  of 
farm  lands  for  the  past  five  years,  but  in  cotton  land  there  is  a  decline  caused  by 
want  of  competent  labor  and  the  prospect  of  early  invasion  by  the  Mexican  cotton 
boll  weevil. 

St.  Charles  Parish. — Rice  lands  are  lower  than  sugar  lands  because  of  the  value 
of  improvements  and  poorer  quality  of  land.  Sugar  lands  fluctuate  according  to  the 
price  of  sugar  and  prospects.  After  the  season  of  1901,  when  a  severe  freeze  destroyed 
much  cane  and  the  price  of  sugar  was  low,  many  places  sold  below  the  cost  of  improve- 
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ments.  After  the  success  both  in  crop  and  prices  of  1904  the  value  increased  to  a 
great  extent.  Truck  and  vegetable  lands  have  been  established  on  lands  that  'were 
subject  to  overflow  and  with  the  better  levee  system  confidence  was  reestablished  and 
values  increased  in  some  instances  500  per  cent.  Many  cane  farms  are  being 
subdivided  and  sold  or  rented  mostly  to  Italians. 

St.  James  Parish. — It  is  all  governed  by  the  price  of  sugar  and  rice;  if  they  get 
about  4  cents  per  pound  for  sugar  for  two  years  all  who  have  good  cane  land  plant 
cane  to  sell  by  the  ton  to  the  large  places,  even  shipping  by  rail  over  100  miles. 

St.  John  the  Baptist  Parish. — The  value  of  sugar  property  depends  entirely  on 
the  price  of  sugar;  if  it  were  to  reach  5  or  5£  cents  the  properties  now  worth  $100,000 
could  not  be  purchased  for  double  that  amount,  whereas  should  the  price  reach  3 
cents  for  I.  C.  sugar  then  values  would  diminish  very  much. 

St.  Tammany  Parish. — Five  years  ago  farm  lands  here  were  not  much  in  demand. 
To-day  farmers  from  many  States  are  buying  in  and  around  here.  Farmers  are  in 
better  circumstances  than  at  any  known  time.  Land  which  one  could  not  sell 
five  years  ago  is  in  demand  to-day  All  crops  can  be  grown  here  and  railroad  con- 
nection is  at  the  door  of  all. 

Another  correspondent. — The  rise  in  value  is  mainly  owing  to  rise  in  timber  lands, 
and  also  increase  in  population.  Kice  lands  not  levied  in  the  southern  portion  of 
this  parish  on  account  of  the  low  price  of  rice  last  year  are  down  in  price.  Rice 
lands  levied  are  held  at  fancy  prices.  In  1900  good  pine  woodland  sold  at  §2.50  to 
§3.50  per  acre;  to-day  the  same  land  readily  brings  §10  to  §12  an  acre,  and  land  on 
the  main  county  (dirt)  roads  inside  of  10  miles  of  town,  with  very  cheap  improve- 
ments, sells  at  §20  to  §25  an  acre. 

Tensas  Parish. — The  levees  along  the  Mississippi  River  have  greatly  enhanced 
the  value  of  all  bottom  lands. 

Union  Parish. — Increase  in  value  is  not  due  to  increase  of  products  per  acre  nor 
to  scientific  or  modern,  up-to-date  methods  of  farming,  of  which  we  stand  sorely  in 
need,  but  due  to  the  building  of  new  railroad  lines  in  this  county.  Land  here  in 
1900  was  a  drug  on  the  market  at  §1.50  per  acre.  You  could  hardly  sell  it,  but 
since  railroads  have  been  built  here  it  sells  now  from  §3  to  §15  per  acre  and  is  going 
higher. 

Washington  Parish. — The  prices  of  land  have  advanced  rapidly  in  the  eastern 
part  of  the  parish  this  year  on  account  of  the  building  of  a  railroad  up  the  Pearl 
River  Valley. 


Anderson  County. — Land  remains  about  the  same  as  it  has  been  for  the  last  twenty 
years,  except  that  near  railways  and  except  fruit  and  vegetable  land,  which  has 
advanced  from  §2.50  to  §50  and  §100  per  acre. 

Aransas  County. — There  has  been  slight  increase  in  the  value  of  farm  property 
during  the  last  five  years,  owing  to  the  cotton  boll  weevil  and  a  number  of  unfavor- 
able seasons  for  general  farming  caused  both  by  droughts  and  excessive  rams,  but 
grazing  lands  have  almost  doubled  in  value. 

Atascosa  County. — Since  the  advent  of  the  boll  weevil,  there  is  no  demand  for 
farms.  General  farming  lands  have  decreased  in  value  about  §2,  or  20  per  cent,  since 
1900,  on  account  of  the  weevil. 

Austin  County. — The  last  five  years  have  been  on  the  whole  very  unfavorable  lor 
this  neighborhood,  owing  to  heavy  floods  and  the  presence  of  the  weevil. 

Baylor  County. — Land  has  increased  in  value  about  as  much  during  the  last  year 
as  during  the  four  years  preceding  it,  caused  largely  by  a  flood  of  immigrants  from 
eastern  Texas  and  other  States.  In  1900  this  county  was  comparatively  new.  It  had 
passed  the  boom  period  and  had  steadily  settled  down  to  its  actual  value.     This  rise 
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in  prices  has  come  about  somewhat  because  it  is  found  that  west  Texas  is  of  great 
value  as  a  farming  country,  and  farmers  are  constantly  coming  from  the  east  Texas 
bottom  lands  to  buy  here. 

Another  correspondent. — I  have  been  in  this  county  twenty  years.  For  the  first  five 
years  it  was  open  range  for  cattle;  the  next  five  years  it  underwent  a  change  to  farm- 
ing in  the  experimental  stage,  about  1900.  We  found  what  would  grow  successfully 
on  the  different  grades  of  land.  It  has  passed  the  experimental  stage  now,  hence 
the  seemingly  great  advance  in  values.     The  county  is  rapidly  changing. 

Bee  County. — Within  two  years  the  Gulf  Coast  line  has  been  built  from  Browns- 
ville to  Galveston,  and  this  road  has  done  much  to  bring  this  country  into  notice 
and  enhance  values.     There  are  individual  cases  where  prices  have  doubled. 

Bexar  County. — Since  the  appearance  of  the  boll  weevil  (which  came  in  1901) 
cotton  land  has  not  advanced  in  price.  Within  the  last  two  years  farmers  have  gone 
largely  into  the  fruit  business,  and  dairying  is  receiving  increased  attention. 

Bowie  County. — Medium  farm  lands  anvanced  in  prices  from  1900  to  1905  from 
50  to  100  per  cent  in  actual  sales.  This  is  owing  largely  to  investments  in  farm  lands. 
More  kinds  of  crops  are  raised,  and  farmers  are  not  depending  altogether  on  cotton 
and  corn.  There  are  more  fruits  of  all  kinds.  Vegetables  of  every  name  are  raised, 
sometimes  two  and  three  crops  on  the  same  land. 

Brazoria  County. — The  flood  of  1899,  hurricane  of  September  8,  1900,  disastrous 
seasons  since,  with  the  influx  of  the  Mexican  cotton  boll  weevil,  are  the  main  causes 
of  decreased  values  of  our  farm  lands.  Over  half  of  our  population  has  left.  Our 
permanent  improvements  were  destroyed  by  the  1900  storm,  and  they  have  not  been 
rebuilt,  except  in  a  few  instances.  Nine-tenths  of  our  farms  are  lying  idle,  just  as 
storm  and  flood  have  left  them. 

Brazos  County. — The  depreciation  of  the  cotton  land  is  on  account  of  the  boll 
weevil,  labor  having  gone  to  counties  where  there  was  cotton,  and  not  returning. 

Caldwell  County. — The  decline  in  value  is  caused  by  constant  overflows  of  valley 
land  and  the  uncertainty  of  making  cotton  in  this  boll-weevil  district.  Everything 
planted  is  uncertain  in  making  a  paying  crop,  hence  the  depreciation  in  the  value  of 
land.  Land  for  which  we  formerly  charged  from  $3  to  §5  per  acre  rent  can  be  rented 
to-day  at  from  75  cents  to  SI  per  acre. 

Callahan  County. — We  are  beginning  to  develop  in  fruits  and  grapes,  also  berries. 
Lands  have  advanced  because  during  this  time  a  flag  station  about  4  miles  from  us 
has  developed  into  a  prosperous  little  town  with  all  conveniences  for  loading  and 
unloading  from  the  railroad. 

Cameron  County.- — Five  years  ago  this  was  not  a  farming  but  a  cattle  country. 
It  is  fast  changing  to  a  farming  country,  and  the  value  of  lands  has  doubled  within 
the  last  three  years,  being  now  about  $10  per  acre. 

-•'-  Camp  County. — Five  years  ago  no  fruit  or  truck  of  any  kind  was  shipped  except  a 
few  Irish  potatoes;  last  year  80  odd  cars  of  potatoes  were  shipped  at  or  from  Pitts- 
burg. Orchards  of  5  to  50  acres  are  in  bearing  that  were  not  planted  five  years  ago. 
These  things,  with  immigration,  have  increased  land  values  33J  per  cent.  ' 

Cass  County. — About  the  year  1900  diversification  began  to  be  practiced  in  this 
country.  Since  that  time  farming  has  been  made  more  profitable  than  ever  before. 
Much  land  has  cleared  the  owner  $100  per  acre. 

Chambers  County. — Five  years  ago  there  was  no  rice  raised  in  this  vicinity.  Such 
land  was  used  for  stock  raising  and  had  the  same  value.  Rice  land  is  now  worth 
§20.  The  buildings,  etc.,  on  farms  here  represent  a  very  small  percentage  of  the 
value  per  acre. 

Another  correspondent. — The  increase  in  price  of  rice  land  is  due  to  irrigating  canals 
built  within  five  years — three  in  this  county;  the  price  of  other  lands  would  natu- 
rally rise  with  it.  Better  facilities  for  shipping  produce  to  market  have  also  added 
settlers  and  have  been  a  great  factor  in  raising  prices  of  lands. 
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Cherokee  County. — Near  the  railroad,  land  for  fruit  and  vegetables  has  gone  out 
of  sight,  some  at  $100  per  acre.  The  fruit  and  vegetable  industry  has  been  rapidly 
increasing  in  the  matter  of  acreage  since  1900.  Peaches,  the  main  crop,  sometimes 
yield  fabulous  prices,  or  $200  per  acre,  though  §50  is  a  fair  return.  Tomatoes,  canta- 
loupes, and  cabbages  yield  from  $50  per  acre  to  as  much  as  $300,  owing  largely  to 
market  fluctuation,  and  much  depends  on  cultivation  and  preparation  for  market, 

Childress  County. — We  are  in  the  Panhandle  of  Texas,  where  but  a  few  years 
back  nothing  but  stock  was  raised;  but  the  value  of  our  lands  now  for  agricultural 
purposes  is  thoroughly  established.  We  raise  almost  everything,  and  our  lands  have 
advanced  in  price  in  the  last  five  years  at  least  30  per  cent. 

Clay  County. — Eaw  lands  have  advanced  more  than  improved  farms. 

Coke  County. — Lands  of  all  kinds  have  at  least  doubled  in  value  in  the  last  five 
years.  Some  of  the  best  land  is  worth  $10  per  acre.  This  is  anew  farming  country, 
and  has  been  used  entirely  for  stock  until  six  or  eight  years  ago,  but  is  settling  fast 
with  farmers  from  the  East,  and  they  are  doing  very  well,  making  a  living  by  farm- 
ing and  at  the  same  time  paying  for  their  homes. 

Collin  County. — Good  crops  in  Indian  Territory  and  in  west  Texas  are  attracting 
land  buyers  there,  where  land  is  much  cheaper,  and  this  temporarily  depresses  land 
values  here. 

Concho  County. — This  country  is  settling  very  fast  on  account  of  the  boll  weevil 
and  river  overflows  in  the  eastern  part  of  the  State. 

Cooke  County. — The  opening  of  Oklahoma  caused  a  decline  in  land  values. 

El  Paso  County".  —Farm  lands  are  very  valuable  in  the  vicinity  of  El  Paso,  because 
there  is  little  available  land  for  this  purpose  and  then  the  land  under  cultivation  is 
all  irrigated,  which  increases  its  value,  of  course.  Again,  the  prospects  of  the  Gov- 
ernment building  a  large  storage  reservoir  north  of  El  Paso  for  the  reclamation  of 
lands  in  this  section  keep  up  the  values.  The  dam  and  reservoir  are  now  assured  as 
soon  as  the  land  is  "signed  up."  Very  little  is  raised  in  the  valley  near  by,  except 
vegetables,  fruit,  and  alfalfa. 

Fay'ette  County. — Price  of  land  has  not  increased  materially,  owing  to  the  boll 
weevil,  which  makes  crops  doubtful  and  causes  many  farmers  to  move  farther  west. 

Franklin  County. — On  account  of  short  crops,  caused  by  continuous  rains,  lands 
have  depreciated  10  to  15  per  cent. 

Galveston  County. — Owing  to  the  failure  of  the  pear  industry  here  on  the  coast, 
all  lands  have  gone  lower  than  in  1900.  The  development  of  the  truck  farming  and 
orange  business  promises  to  put  values  back  to  the  early  figure  in  another  year  or 
two.  The  low  price  of  commercial  rice  has  depreciated  all  lands  in  what  is  known 
as  the  rice  belt,  This  condition,  however,  will  be  only  temporary,  as  already  there 
is  a  revival. 

Glasscock  County". — Five  years  ago  this  west  Texas  was  regarded  as  a  stock  country 
only.  No  one  supposed  that  a  farm  would  pay.  This  has  been  disproved,  and 
farming  is  being  done  successfully  and  land  values  double  almost  every  year. 

Grayson  County". — All  lands  have  advanced  wonderfully  fast  in  this  country  in 
the  past  five  years.  Land  worth  $20  five  years  ago  will  now  bring  anywhere  from 
$30  to  $40,  and  choice  places  on  rural  mail  routes  will  bring  $50  to  $55. 

Harrison  County. — The  increased  values  per  acre  on  cotton  and  general  farming 
are  due  to  the  use  of  fertilizers  and  to  better  cultivation.  The  increase  in  values  of 
fruit  and  vegetables  has  been  brought  about  by  a  better  system  of  gathering  and 
marketing. 

Another  correspondent. — Land  has  jumped  in  price  considerably  during  the  past  five 
years.  This  is  mostly  a  cotton  country.  In  1900  land  could  be  bought  for  $2.50  to- 
$3  per  acre;  now  it  is  from  $5  to  $10  per  acre,  according  to  distance  from  railroad. 
A  good  many  fruit  trees  are  being  set  out,  and  land  thus  planted  commands  from 
$15  to  $20  per  acre. 
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Haskell  County. — This  report  is  for  a  strip  of  very  fertile  country,  not  opened  to 
the  farmer  until  about  1901  and  1902.  Since  that  time  its  real  farming  value  has 
been  recognized  by  the  people,  and  a  great  inflow  of  home  seekers  has  taken  place, 
hence  the  great  advance  in  the  price  of  land. 

Henderson  County. — There  has  been  a  falling  off  in  the  price  of  lands  owing  to 
the  cotton  pest  and  rain  of  the  past  two  or  three  years.  On  the  other  hand  lands 
adapted  to  fruit  and  truck  growing  have  increased  in  value,  also  lands  for  hog  pasture 
and  hay. 

Hunt  County. — On  account  of  bad  crops  this  year,  there  are  a  great  many  farmers 
wanting  to  sell  and  go  to  west  Texas,  New  Mexico,  and  Mexico. 

Jones  County. — In  this  portion  of  Texas  there  has  been  a  heavy  immigration,  not 
only  from  other  States  and  foreign  countries,  but  from  eastern  and  middle  parts  of 
Texas  that  have  been  overrun  by  the  cotton  boll  weevil,  and  many  large  bodies 
of  land — pasture  lands,  corporation,  and  railroad  lands — have  been  put  on  the  market 
in  small  tracts  of  160  or  80  acres,  subject  to  partial  payments,  one-fourth  cash,  balance 
in  four  to  eight  annual  payments,  6  per  cent  on  each  annual  note,  payably  yearly. 
Much  speculation  and  booming  of  values  and  railroad  building  and  proposed  new 
towns  have  had  much  to  do  with  creating  fictitious  values  in  all  parts  of  northwest 
Texas,  and  many  home  seekers  give  large  margins  to  speculators  for  land  on  long 
time  rather  than  rent  lands  in  older  settled  part  of  State. 

Knox  County. — A  remarkable  rise  in  land  values  has  occurred,  due  principally  to 
two  causes:  (1)  Land  is  becoming  more  densely  settled  by  newcomers,  and  (2)  a 
railway  is  being  built  through  the  western  part  of  this  country. 

Lasalle  County. — The  extreme  range  of  prices  in  vegetable  lands  is  caused  by 
irrigation.  Pumping  plants  have  been  put  in  the  Nueces  River,  and  onions  have  been 
a  specialty.  Bermuda  onion  lands  with  improvements  have  sold  as  high  as  §185  per 
acre.  The  business  has  been  a  paying  one  until  this  season,  when  there  was  a  general 
wreck,  caused  by  the  scandalous  handling  of  the  crop  by  northern  commission 
houses,  resulting  in  a  total  loss  in  many  instances  of  carload  lots,  leaving  the  grower 
with  a  bill  of  freight  to  pay.  This  has  caused  great  hardship  and  a  few  have  aban- 
doned the  business. 

Liberty  County. — A  large  rice  mill,  started  at  Haywood,  raised  the  price  of  every- 
thing. Rice  land  went  from  82  to  §25  per  acre.  All  other  lands  have  doubled  in 
price  since  1900. 

McCulloch  County. — The  advent  of  a  railroad,  January,  1904,  and  a  large  influx 
of  farmers  from  the  boll-weevil  districts,  have  doubled  the  population  and  advanced 
the  price  of  lands  over  300  per  cent. 

McLennan  County. — Land  rents  here  mostly  for  one-third  of  corn,  oats,  etc.,  and 
one-fourth  of  cotton,  and  usually  the  rent  is  worth  from  §3  to  §5  per  acre. 

Maverick  County". — Many  expensive  irrigation  sj^stems  put  in  since  1905  have 
changed  the  value  of  the  lands  affected  from  §3.50  to  §50  per  acre. 

Morris  County. — Land  has  decreased  in  value  during  the  past  year  because  of 
floods  in  this  part  of.  Texas. 

Nueces  County. — On  account  of  a  new  railroad  to  Brownsville  immigration  to 
southwest  Texas  is  larger  than  ever,  hence  increase  in  values. 

Potter  County. — A  considerable  change  in  price  has  taken  place,  due  to  an  influx 
of  northern  people  which  has  very  materially  raised  the  price  of  land  within  the  last 
eighteen  months,  some  of  it  having  more  than  doubled. 

Red  River  County. — Land  in  this  section  has  decreased  in  value  within  the  last 
year  almost  one-half  on  account  of  the  failure  of  crops.  The  constant  rain  almost 
from  the  beginning  of  the  year  until  very  recently  has  destroyed  everything — corn, 
cotton,  fruit,  and  vegetables. 

Robertson  County.— Since  the  flood  and  the  advent  of  the  boll  weevil  farm  land 
has  gone  down.     The  renters  are  leaving  here  and  a  good  deal  of  land  lies  idle. 


LOCAL  CONDITIONS  AS  AFFECTING  FAJRM  VALUES,   1900-1905.       73 

Many  people  are  moving  to  the  Indian  Territory  and  Oklahoma.  No  lands  are  sell- 
ing unless  as  a  trade,  and  then  small  tracts  at  about  half  the  price  of  1900. 

San  Augustine  County. — Land  has  advanced  hut  little  here  in  the  past  five  years. 
The  buildings  on  the  farms  are  very  common  and  the  land  is  in  bad  shape  for  farm- 
ing. Even  land  that  has  been  cleared  but  five  years  is  considered  worth  but  very 
little  more  on  some  farms  than  land  without  improvement,  owing  to  the  careless 
management  of  the  land  after  it  is  cleared. 

San  Jacinto  County. — -The  cause  of  low  prices  in  farm  lands  in  this  and  adjoining 
counties  is  the  boll  weevil.  There  are  many  farms  totally  abandoned,  also  gin  houses 
with  good  engines,  boilers,  presses  for  square  bales,  and  good  gins.  They  have  not 
been  operated  for  three  or  four  years.  I  have  traveled  over  a  good  part  of  five 
counties,  and  only  write  what  I  saw  and  heard  from  good  men  that  lived  in  each 
community. 

Swisher  County. — This  is  on  what  was  known  a  few  years  ago  as  the  American 
desert.  It  is  now  developing  rapidly;  cotton,  corn,  kafir  corn,  and  all  small  grains 
are  fine,  and  land  is  increasing  in  price  fast,  say  100  per  cent  since  1890. 

Ward  County. — All  farming  in  this  county  is  by  irrigation.  Five  years  ago  this 
country  was  thinly  settled  and  just  getting  into  shape  to  make  some  progress.  Much 
land  was  then  planted  in  cotton,  but  the  price  on  actual  sales  was  low.  The  alfalfa 
acreage  then  was  small,  and  the  first  European  grapes  had  just  been  planted  and  the 
outcome  was  by  no  means  certain.  A  good  market  for  alfalfa  hay  has  been  devel- 
oped in  east  Texas.  The  grapes  have  proved  very  valuable  indeed,  bearing  each 
year,  and  as  they  attain  some  age  very  heavily.  Hence  the  very  marked  increase  in 
values. 

Wheeler  County. — This  county  in  1900  was  almost  exclusively  used  for  stock 
raising,  and  very  little  farming  was  done  except  to  raise  a  little  feed  for  winter,  such 
as  sorghum,  etc.  Now  it  is  fast  becoming  a  farming  country.  The  year  1904  was 
the  first  year  cotton  was  tried  and  it  has  done  very  well,  consecmently  land  values 
are  rising  very  fast. 

Wilson  County. — The  cause  of  the  advance  in  the  price  of  land  is  that  the  county 
is  becoming  more  settled  by  good  farmers,  especially  Germans  instead  of  Mexicans. 
The  j^rice  of  land  in  cultivation  in  this  part  of  the  country  would  surely  have  been 
higher  if  it  had  not  been  for  the  boll  weevil,  which  appeared  about  1900,  and  the 
trading  of  land  came  to  a  standstill.  Some  would  like  to  buy  land,  even  at  a  higher 
rate,  but  prefer  to  wait  a  little  longer,  so  that  they  can  find  out  how  bad  the  weevil 
really  will  be. 

Zavalla  County. — The  county  is  not  developing  rapidly  into  an  agricultural 
county  for  two  reasons:  We  have  no  railroad,  and  lands  are  held  by  cattlemen  in 
very  large  bodies  and  are  not  for  sale  in  small  tracts  to  farmers.  Quality  of  soil  is 
excellent. 

OKLAHOMA. 

Beaver  County. — This  county  is  changing  from  a  stock  to  a  farming  county  and 
lands  are  increasing  in  value  accordingly. 

Blaine  County. — Eeal  estate  has  generally  declined  in  price  for  several  reasons. 
Some  Indian  land  in  this  section  has  been  on  the  market;  and  so  much  of  the 
Indian  country  that  was  opened  for  settlement  a  few  years  ago  is  now  changing 
hands  at  a  less  value  than  land  sold  for  here  before  the  new  country  was  opened 
for  settlement. 

Caddo  County. — In  1900  this  county  was  not  open  to  settlement;  farms  sold  here 
in  1901  for  §300  to  §500  per  160  acres;  now  they  sell  readily  for  §2,000  to  §3,500,  and 
almost  every  farm  has  a  neat  cottage. 

Greer  County. — The  great  rise  in  value  is  due  to  development  and  the  breaking 
of  more  wild  land,  to  the  building  of  a  railroad  through  this  section,  to  the  easy  con- 
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dition  of  finances,  and  to  good  crops  for  a  number  of  years  and  the  high  price  of 
cotton. 

Another  correspondent. — There  have  been  some  marked  changes  in  this  county  in 
the  past  five  years.  The  cattlemen  have  taken  their  herds  farther  west  into  New 
Mexico  and  the  Panhandle,  giving  room  to  the  homesteader,  who  has  been  active  in 
fencing  and  improving  land;  hence  a  difference  of  about  §5  per  acre  since  1900  in 
the  value  of  cotton  and  wheat  land. 

Lincoln  County.— Farm  values  have  been  very  low  in  this  part  of  the  Territory. 
This  county  joins  the  Greek  Indian  country  and  there  have  been  great  expectations 
with  regard  to  that  country  when  sold  to  actual  settlers,  and  this  has  caused  the 
low  value  of  our  lands. 

Pawnee  County. — While  the  majority  of  farmers  made  more  in  1900,  the  soil  is 
fast  getting  foul  and  worn-out,  and  only  those  who  have  followed  a  rotation  of  crops 
and  were  saving  of  the  wastes  about  the  farm  are  gaining  advantage,  especially  on 
the  small  farms. 

Payne  County. — Much  of  this  land  is  washing  so  bad  that  it  will  not  be  valuable 
long  unless  something  is  done  to  stop  the  wash. 

Washita  County. — Farms  are  falling  in  price  hereabouts  because  we  could  not 
raise  wheat  for  two  years,. because  the  cotton  got  too  hot  the  last  two  years,  because 
many  allotments  have  been  sold  and  some  farmers  want  to  sell  and  move  away,  and 
because  the  subsoil  gets  wet  no  more. 

Another  correspondent. — This  part  of  the  county  has  doubled  in  value  within  the 
last  five  years,  owing  to  [a  different  method  of  farming  and  improved  quality  of 
stock. 

ARKANSAS. 

Baxter  County. — The  building  of  a  railroad  through  this  country  has  enhanced 
the  value  of  real  estate  considerably  through  northern  Arkansas;  many  farms  have 
sold  for  fully  double  the  amount  they  would  have  brought  before  the  building  of  the 
railroad  or  within  the  past  year. 

Benton  County. — The  average  price  of  farm  lands  in  1900  was  about  f>23  per  acre, 
and  in  1905  about  §37.  This  is  in  consequence  of  the  rapid  rise  and  development  of 
the  fruit  industry  and  the  very  pure,  healthful  water,  coupled  with  a  mild  climate, 
all  of  which  has  a  great  tendency  to  draw  immigrants. 

Chicot  County. — The  average  rent  of  the  average  cotton  land  is  §6.50  per  acre. 

Cleveland  County. — In  1900  land  was  very  cheap  and  there  were  no  immigrants; 
but  now  a  great  influx  of  immigrants  has  set  in,  hence  land  has  gone  up.  Tobacco 
planting  is  expanding;  orchards  are  being  set  out  by  the  acre;  we  are  raising  more 
hay  than  ever  before,  and  turning  our  attention  to  blooded  cattle  and  hogs,  and  all 
this  requires  better  farming.  Farmers  who  were  dissatisfied  with  farm  life  in  1900 
are  now  satisfied  and  are  improving  their  farms  and  think  it  better  to  stay  on  them. 
We  are  beginning  to  raise  early  fruit  and  pears  and  not  so  much  cotton. 

Ckawfoed  County. — People  are  taking  more  interest  in  farming  and  raising  stock 
and  in  orchards.     Almost  all  farm  lands  here  are  being  improved  in  some  way. 

Crittenden  County. — The  increase  in  the  value  of  cotton  lands  amounts  to  at 
least  50  per  cent  in  the  last  five  years,  chiefly  caused  by  the  building  of  the  St. 
Francis  levee  and  improved  railroad  facilities.  Timber  lands  have  increased  100  per 
cent  since  1900  and  are  selling  now  for  $12  per  acre. 

Dallas  County. — Land  has  advanced  150  per  cent,  due  to  a  new  railroad,  and  as 
our  live  stock  runs  on  free  range  and  it  is  timbered  land,  that  has  advanced  more 
than  any  other  kind. 

Desha  County*. — All  agricultural  lands  are  up  about  60  per  cent,  timber  lands  300 
per  cent. 

Franklin  County. — Immigration  from  the  North  and  East  to  buy  land  to  go  into 
fruit  raising  has  caused  the  rise  in  price. 
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Grant  County. — A  large  increase  in  immigration  has  caused  land  to  advance  very, 
rapidly  in  the  last  year.  A  further  increase  is  expected,  as  a  railroad  has  now 
opened  up  the  county. 

Hempstead  County. — Farmers  have  received  better  prices  for  their  farm  products, 
which  caused  land  to  increase  in  value. 

Hot  Spring  County. — Farm  lands  in  this  county  during  five  years  have  doubled 
in  value.  As  to  timber  lands,  they  have  more  than  quadrupled.  Most  of  the  latter 
have  been  taken  up  by  the  many  sawmills,  and  this  has  thrown  much  money  among 
our  people  and  has  advanced  the  value  of  the  farm. 

Howard  County. — Farm  values  here  are  very  low.  There  are  no  transportation 
facilities,  and  it  is  15  miles  to  nearest  railroad.  A  fruit  country  can  not  build  up 
without  a  railroad. 

Independence  County. — The  increase  in  values  is  due  more  to  general  improve- 
ments and  better  farming  than  all  else. 

Izard  County. — This  section  of  country  is  isolated  from  railroads  and  water  trans- 
portation, consequently  lands  are  cheap  and  do  not  change  hands  often. 

Another  correspondent. — I  attribute  the  increased  value  of  our  farms  more  to  the 
building  of  the  White  River  Railroad  through  our  county  than  to  anything  else,  as 
all  kinds  of  farm  products  have  been  higher  for  the  last  three  years  than  in  1900. 

Miller  County. — Lands  from  1  to  4  miles  from  Texarkana  have  advanced  more 
rapidly  than  elsewhere.  They  sell  for  $25  to  $75  per  acre;  in  1900  they  sold  from  §5 
to  §25.  Red  River  bottom  lands  are  not  so  valuable  as  they  were  a  few  years  ago, 
on  account  of  overflows  and  bad  crops. 

Mississippi  County. — Lands  in  this  county  are  rising  in  value  owing  to  the  devel-. 
opment  of  the  country  from  a  wilderness  and  the  change  from  an  unprotected  to  a 
leveed  condition. 

Monroe  County.  — Farmers  of  this  section  are  becoming  more  interested  in  diversi- 
fied farming,  and  more  attention  is  being  paid  to  corn  and  hay  farming.  There  has 
been  a  great  deal  of  clearing  done  in  five  years,  and  substantial  farmhouses,  barns, 
etc.,  have  been  built. 

Montgomery  County. — Land  values  have  been  kept  down  here  from  the  fact  that 
there  has  been  so  much  public  domain;  this  is  about  gone  now,  and  when  there  will 
be  no  more  claims  to  buy  land  values  will  rise. 

Newton  County. — Owing  to  the  sale  in  the  last  year  of  several  thousand  acres  of 
timber  land  to  speculators,  there  is  a  slight  decrease  at  present  in  values.  So  many 
have  sold  out  their  small  farms  and  moved  out,  in  some  sections  of  our  county,  as  to 
nearly  depopulate  them;  so  many  homestead  settlers,  instead  of  staying  on  and  mak- 
ing homes,  as  soon  as  they  could  sold  to  speculators.  One  man  from  Michigan  has 
bought  many  townships  of  land,  some  25,  or  perhaps  more,  hence  the  decrease  in 
value. 

Perry  County. — This  is  a  well-timbered  county,  and  six  years  ago  a  railroad  came 
through  here  and  timber  men  bought  the  land  for  the  timber  at  about  §5  per  acre; 
now  they  have  their  timber  about  all  cut  and  do  not  want  the  land,  and  it  can  be 
bought  cheaper  than  before  we  had  a  railroad. 

Phillips  County. — There  are  few  sales  of  farm  lands  around  hei-e;  now  and  then 
a  plantation  changes  hands,  but  there  are  not  enough  sales  to  establish  a  price.  The 
land  is  chiefly  owned  by  Avhites,  who  live  in  the  towns,  and  is  cultivated  by  negroes 
who  attempt  now  and  then  to  buy  a  tract  of  40  to  80  acres  on  long  time  at  about 
twice  the  cash  price  for  which  the  land  could  be  sold;  they  generally  fail  to  pay  for 
it,  owing  to  short  crops  and  the  buying  on  time  and  at  ruinous  prices  of  everything 
they  eat.  Owners  of  land  do  not  care  to  sell  when  they  can  rent  for  84  to  87  per 
acre.  As  a  general  thing,  land  is  only  considered  second  class  in  this  section,  and 
the  fear  of  an  overflow  every  year  keeps  out  whites. 

Polk  County. — Fruit  culture  began  here  only  five  years  ago,  and  such  land  as  is 
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adapted  to  peaches,  apples,  and  strawberries  is  sought  after  more  than  any  other, 
and  has  risen  in  value  in  consequence. 

Randolph  County. — There  has  been  some  immigration  in  the  last  five  years,  and 
land  has  increased  all  of  50  per  cent;  previous  to  that  time  everyone  wanted  bottom 
land  for  cotton  and  there  was  no  call  for  hill  land,  but  lately  people  are  turning 
to  fruit  and  mixed  farming. 

Searcy  County. — The  North  Arkansas  Eailroad  has  been  built  through  this 
county  since  1900,  and  that  has  advanced  the  price  of  land.  There  is  more  farm 
machinery  used  since  1900,  and  that  has  reduced  the  cost  of  production  per  acre. 

Sevier  County. — Farm  lands  have  about  doubled  in  value  in  five  years,  fruit  lands 
considerably  more,  as  this  region  is  attracting  considerable  attention  as  an  ideal  peach 
country  and  thousands  of  acres  are  being  set  in  peaches,  mostly  Elberta. 

Stone  County. — This  is  a  newly  settled  county;  five  years  ago  a  large  part  of  it 
was  Government  land,  but  within  the  past  six  years  about  170,000  acres  of  land  have 
been  homesteaded.  The  fruit  possibilities  were  not  known  five  years  ago;  orchards 
that  have  come  in  bearing  since  have  shown  this  to  be  one  of  the  finest  apple  sec- 
tions in  Arkansas.  Large  orchards  are  being  put  out  by  men  from  the  North  and 
good  fruit  lands  are  rapidly  advancing. 

Yell  County. — Land  in  this  part  of  the  country  is  much  higher  than  it  was  in 
1900;  only  in  the  past  two  or  three  years  have  our  farmers  put  their  attention  to  hay, 
which  now  is  one  of  the  most  important  crops.  It  was  not  known  until  recently 
that  our  mountain  soil  Avas  good  for  anything,  but  now  there  are  as  fine  fruit 
orchards  as  there  are  anywhere,  therefore  the  price  of  land  has  more  than  doubled, 
and  it  is  the  same  with  vegetable  lands.  General  farming  has  improved,  as  all  lands 
seem  to  be  on  the  boom. 

ROCKY   MOUNTAIN    STATES. 

MONTANA. 

Beaverhead  County. — Irrigated  lands  that  will  raise  alfalfa  and  oats,  close  to  the 
railroad,  are  the  most  valuable  that  we  have,  and  some  of  these  lands  can  not  be 
bought  for  less  than  §50  per  acre. 

Cascade  County. — The  reason  that  land  is  not  higher  in  price  is  that  so  much  has 
been  taken  up  as  desert  land,  and  so  much  foul  seed  has  gotten  into  the  land  that  it 
can  not  get  clear  of  it  now. 

COLORADO. 

Arapahoe  County. — -Very  little  land  has  been  sold  in  the  arid  portion  of  this 
county,  except  by  the  Union  Pacific  Eailroad  Company.  The  price  ranged  from 
81.25  to  83.50  per  acre,  by  the  section,  in  1900,  to  §1.75  to  85  in  1905.  There  is  some 
irrigated  land  in  the  western  end  of  Arapahoe  County,  some  of  which  sells  as  high 
as  §250  per  acre,  including  water  right,  prices  running  from  about  §50  to  §250  per 
acre,  according  to  value  of  water  right  and  proximity  to  Denver. . 

Bent  County. — Sugar  beets  have  advanced  the  price  of  lands  40  per  cent  in  the 
last  two  years. 

Costilla  County. — Live-stock  farms  have  depreciated  in  value  on  account  of  no 
sale  or  low  price  of  stock. 

Delta  County. — This  is  a  new  region,  and  the  exact  status  of  a  farm  is  not  at  once 
determined.  It  is  evident  that  it  takes  a  generation  of  settlers  to  determine  the 
adaptability  of  land  to  crops.  In  a  general  average  farm  lands  have  doubled  in 
value  during  the  past  five  years.  The  fruit  industry  may  or  may  not  be  of  the  per- 
manent value  that  is  indicated  at  present;  but  on  the  face  of  the  present  outlook 
values  in  this  line  have  increased  300  per  cent.  Fruit  land  has  gained  in  great 
strides — from  §100  to  §1,000  per  acre.  All  other  lands  seem  to  be  affected  by  the 
boom  in  peach  and  apple  lands. 
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Eagle  County. — Farms  in  this  section  that  can  be  rotated  with  alfalfa,  grain, 
beets,  or  potatoes  are  selling  at  about  1100  per  acre  with  moderate  improvements,  an 
appreciation  of  over  100  per  cent  in  five  years. 

Fremont  County. — The  fruit  land  has  gone  up  on  account  of  a  steadier  market  for 
fruit.  Some  vegetable  farms  are  held  and  are  selling  for  $1,000  per  acre,  and  some 
fruit  lands  are  selling  for  a  much  higher  price  than  that. 

Garfield  County. — About  six  years  ago  no  potatoes  to  speak  of  were  raised  in 
the  valley  land,  which  previously  was  sold  for  $35  to  §50  per  acre.  We  raised  only 
hay  and  grain.  The  same  land  now,  owing  to  the  growing  of  potatoes,  is  selling  for 
$100  to  $200,  and  mostly  at  $150. 

Another  correspondent. — Good  farm  lands  with  good  water  rights  sell  for  $100  per 
acre  and  will  pay  10  per  cent  on  the  investment,  while  bearing  orchards  sell  for  and 
pay  10  per  cent  interest  on  $200  to  $400.  Land  used  for  running  live  stock  does  not 
always  have  irrigation  facilities,  consequently  sells  for  less.  Vegetable  land  close  to 
towns  sells  for  $300  and  $400,  and  pays  good  interest  on  the  same  under  good  manage- 
ment. Irish  potatoes  produce  200  sacks  to  the  acre  and  sell  for  75  cents  a  sack  on  an 
average;  the  cost  of  raising  and  marketing  will  average  $40  per  acre. 

Grand  County. — The  Denver,  Northwestern  and  Pacific  Railway  has  entered  this 
part  of  the  county  within  the  last  year,  and  the  prices  of  land  have  increased  300 
per  cent  over  what  it  was  in  1900. 

Huerfano  County. — Land  has  not  increased  in  value  in  this  county  as  in  some 
others,  on  account  of  being  so  far  from  market,  40  miles  from  a  railroad,  so  it  is  only 
a  stock  county. 

Kiowa  County. — The  remarkable  increase  in  the  price  of  lands  in  eastern  Colorado 
is  due  to  the  fact  that  it  has  been  found  that  farming  can  be  carried  on  successfully 
under  the  Campbell  system  of  soil  culture,  and  also  because  the  rainfall  has  been 
sufficient  the  past  two  years  to  raise  all  kinds  of  crops  in  the  greatest  abundance, 
even  in  the  ordinary  manner  of  farming.  During  the  period  from  1890  to  1900  this 
country  was  completely  given  over  to  cattlemen;  all  the  deeded  land  went  to  tax 
sale  time  and  again,  and  no  one  cared  to  own  the  land  when  he  could  get  it  for 
grazing  purposes  free.  The  decline  of  the  cattle  business  has  caused  the  people  to 
take  up  farming,  and  they  are  remarkably  successful,  especially  along  the  line  of 
wheat,  alfalfa,  and  forage  crops.  A  great  deal  more  farming  has  been  done  this  year 
than  heretofore,  but  the  public  land  still  open  for  homestead  entry  will  keep  values 
down  for  a  time. 

Larimer  County. — This  portion  of  Larimer  County  has  increased  in  value  the  last 
five  years  owing  to  our  good  system  of  irrigation,  growing  sugar  beets,  feeding  lambs 
for  the  Chicago  market,  rotation  of  crops  with  alfalfa  followed  by  grain,  potatoes,  and 
sugar  beets,  ground  well  manured  from  the  feeding  of  lambs,  and  because  of  the  bet- 
ter knowledge  of  the  application  of  water;  and  with  all  this  there  is  a  fine  climate. 

Another  correspondent. — Lands  in  Big  Thompson  \ alley  have  advanced  generally 
to  double  their  value  since  the  establishment  of  the  beet-sugar  factory.  This  is  not 
entirely  because  the  principal  or  only  crop  to  be  successfully  grown  is  sugar  beets,  but 
nearly  every  farm  has  its  patch  of  sugar  beets,  and  the  industry  has  brought  about  a 
condition  in  stock  feeding,  both  of  the  alfalfa  hay  grown  so  largely  in  this  section  and 
of  the  beet  pulp  to  all  kinds  of  stock.  This  has  made  a  demand  for  all  of  the  prod- 
ucts of  the  farm,  from  the  stubble  fields,  the  beet  tops,  the  straw  stacks,  to  the  hay 
and  pulp  for  fattening  large  numbers  of  both  cattle  and  sheep  for  the  market,  until 
all  the  great  quantities  of  feed  stuff  are  consumed.  This  condition  of  raising  other 
crops  than  grain  has  lessened  the  acreage  of  wheat  and  oats,  until  the  demand  equals 
and  even  exceeds  the  supply  for  home  consumption  and.  a  better  price  is  obtained 
for  these  products,  all  of  which  since  1900  has  made  the  Colorado  farm  in  demand 
^  and  doubled  the  value  in  the  sections  where  these  conditions  exist. 

Las  Animas  County. — Farms  have  dropped  in  value  since  1900  about  50  per  cent, 
on  account  of  dry  weather,  on  account  of  floods,  and  because  the  water  in  ditches 
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has  been  less  and  less  every  year  when  most  needed.  The  floods  have  done  so  much 
damage  to  river  farms  that  some  of  them  are  worthless,  and  others  have  lost  one-half 
of  their  value;  ditches  and  head  gates  have  been  destroyed,  and  it  takes  so  much 
money  to  repair  them  that  most  farmers  had  to  mortgage  their  farms  to  pay  assess- 
ments, and  then  most  of  the  time  were  without  water.  This  is  more  of  a  sheep 
county,  more  of  a  stock  county,  than  anything  else. 

Mesa  County. — The  rapid  advance  in  prices  has  been  due  to  improved  irrigation 
facilities  developed  in  the  last  five  years,  also  to  the  larger  market  for  produce. 
Fruit  farms  set  out  five  or  six  years  ago  would  bring  §500  per  acre  and  could  have 
been  bought  for  $100  per  acre.  There  has  been  depreciation  in  some  apple  lands, 
caused  by  the  ravages  of  the  codling  moth.  Five  years  ago  we  had  no  pests  of  any 
kind,  and  to-day,  with  continual  spraying,  from  2  to  40  per  cent  of  the  apples  are 
wormy,  while  where  no  spraying  is  done  they  are  all  wormy. 

Another  correspondent. — There  were  only  a  few  farms  here  in  1900,  and  now  there 
are  over  300  new  farms  in  this  township,  all  in  fruit.  Growers  have  organized  and 
have  two  fruit  growers'  associations;  they  ship  to  eastern  markets  by  freight,  and  get 
three  or  four  times  as  much  as  they  did  when  all  growers  shipped  independently  by 
express  to  State  markets.  Growers  all  add  improvements  in  buildings  as  they  get 
returns  from  their  orchards. 

Montrose  County. — The  increased  valuation  of  land  is  caused  by  the  construction 
of  an  irrigating  canal  by  the  Government,  which  will  furnish  an  abundance  of  water; 
heretofore  water  has  been  scarce. 

Morgan  County. — Land  in  this  county,  and  especially  around  Deuel,  has  increased 
over  one-half  in  value  since  1900,  and  more  in  some  instances,  owing  to  sugar  beets, 
which  have  become  one  of  the  chief  crops.  Beets  go  from  10  to  25  tons  to  the  acre, 
and  16  tons  are  just  about  an  ordinary  crop,  and  we  get  about  $5  per  ton  on  the  rail- 
road track.  Good  land  is  changing  hands  at  §55  to  $80  per  acre,  and  some  are  asking 
$100,  and  five  years  ago  you  could  have  bought  the  same  land  at  $30  to  $40  per  acre. 

Eio  Grande  County. — Because  pease  for  fattening  lambs  and  hogs  have  been  grown 
successfully,  and  because  the  farmer  has  learned  how  to  overcome  the  alkali  land, 
the  land  has  doubled  in  value  in  the  past  five  years. 

Routt  County. — The  large  increase  in  value  is  accounted  for  by  a  large  amount  of 
unappropriated  Government  land  in  1900  and  no  immediate  prospect  of  a  railroad, 
the  nearest  railroad  point  being  then  about  100  miles  distant  by  wagon  road.  At 
present  all  land  of  any  value  as  agricultural  land  has  been  entered  and  a  railroad  is 
headed  this  way. 

Weld  County. — Beet-sugar  factories  are  now  situated  all  through  this  agricultural 
part  of  the  State,  and  the  facilities  for  shipment  are  such  that  generally  it  is  but  a 
short  distance  to  haul  to  the  station,  where  the  sugar  beets  are  loaded  on  cars  and 
received  by  the  beet-sugar  companies.  This  in  a  great  measure  has  been  the  cause 
of  the  advancement  in  the  land  values  during  the  past  five  years. 

NEW    MEXICO. 

Chaves  County. — The  land  here  is  rapidly  changing  into  fruit  and  alfalfa  land, 
and  the  prices  will  hardly  admit  of  general  farming. 

Donna  Ana  County. — Owing  to  the  fact  that  we  are  well  assured  of  the  building  of 
the  Elephant  Butte  dam  by  the  Government,  with  a  sufficient  supply  of  water,  land 
has  advanced  rapidly  in  value  and  is  now  selling  at  $75  to  $100  per  acre,  with  no 
house,  but  in  alfalfa.  Owing  to  the  ravages  of  the  codling  moth,  fruit  land  has  not 
advanced  in  price.     Our  principal  crop  is  alfalfa,  which  is  selling  at  $11  per  ton. 

Lincoln  County. — Lands  of  all  descriptions  in  this  section  of  the  country  are  about 
the  same  as  they  were  five  years  ago,  due  to  the  fact  that  for  the  past  four  years 
almost  a  failure  has  followed  in  every  respect,  and  the  old  settlers  say  that  before 
1901  there  was  not  a  failure  in  twenty  years.     Only  about  20  per  cent  of  the  land 
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held  here  as  farms  can  be  cultivated;  we  have  only  a  small  home  market,  and  rail- 
road rates  are  so  high  that  we  can  not  afford  to  ship  any  distance. 

Rio  Arriba  County. — Land  this  year  has  risen  from  $50  per  acre,  with  no 
improvements,  to  $300  with  all  improvements,  the  rise  being  due  to  a  company 
which  is  making  ditches  and  reservoirs  to  hold  water. 

San  Juan  County. — In  the  last  five  years  we  have  more  than  doubled  our  farm- 
ing population,  and  a  railroad  has  been  built  through  this  county  this  year  that  has 
helped  to  increase  farm  values. 

San  Miguel  County. — Immigrants  coming  into  the  Territory  and  taking  up  prac- 
tically all  lands  with  live  water  supply  have  increased  the  price  of  land  very  mate- 
rially. The  dubious  titles  and  old  Spanish  or  Mexican  grant  lands  are  quite  a  setback 
to  settlers,  as  most  of  the  grants  are  not  well  defined,  and  therefore  are  owned  by  all 
those  having  proportionate  titles  thereto,  but  ignorant  of  where  each  particular 
share  may  be  situated. 

Socorro  County. — The  increase  in  price  is  due  to  the  scarcity  of  cultivable  land 
and  the  increasing  demand  for  the  products  of  same. 


Coconino  County. — The  land  in  cultivation  now  has  been  cropped  with  the  same 
variety  of  grain  for  the  last  15  to  20  years  and  shows  unmistakable  signs  of  deterio- 
ration. Many  settlers  avail  themselves  of  receiving  scrip  for  their  holdings  and 
accordingly  the  most  of  the  land  is  reduced  almost  to  the  value  of  scrip.  The  market 
is  very  poor,  owing  to  the  high  rates  of  the  railroad  company,  which  operate  in  favor 
of  California. 

Graham  County. — On  account  ot  the  river's  washing  away  so  many  farms  and 
damaging  the  heads  of  canals  last  year  the  farms  have  fallen  in  price. 

Maricopa  County. — Farms  in  1900  were  selling  for  about  $20  per  acre,  the  country 
being  thinly  settled  and  farms  only  partly  improved;  the  water  system  was  very 
uncertain  and  imperfect.  We  now  have  an  irrigating  system  as  good  as  any  in  the 
United  States,  our  water  facilities  are  almost  unlimited,  and  farms  are  actually 
selling  for  §65  per  acre. 


Box  Elder  County. — All  land  has  advanced  from  10  to  50  per  cent  in  the  last 
five  years  in  this  particular  section  of  country,  thanks  to  the  beet-sugar  industry. 

Cache  County. — The  great  increase  in  the  value  of  land  is  due  to  the  building  of 
two  large  beet-sugar  factories  in  this  valley. 

Grand  County. — There  has  been  a  depreciation  in  land  values  here  for  the  reason 
that  fruit  returns  prior  to  1900  had  been  very  good  and  land  values  were  conse- 
quently put  up,  but  the  codling  moth  got  such  a  hold  here  that  apples  and  pears  did 
not  bring  such  prices  in  the  market  as  before  and  land  values  fell.  Lack  of  rapid 
transit  also  for  fruit  shipment  at  this  place  brings  values  low.  The  limited  amount 
of  suitable  land,  however,  keeps  it  comparatively  high  for  hay  and  grain. 

Garfield  County. — In  this  section  land  values  are  steadily  advancing  and  will 
continue  to  advance,  owing  to  increasing  conservation  of  waters  for  irrigation. 

Salt  Lake  County. — There  has  been  a  falling  off  in  value  of  dairy  lands  in  this 
county,  which  I  think  is  partly  due  to  smelter  smoke.  Values  of  all  classes  of  farm- 
ing lands  in  central  and  northern  parts  of  this  county  have  fallen  during  the  past 
five  years  from  20  to  30  per  cent,  with  a  corresponding  increase  in  the  southern  part 
of  county. 

Weber  County. — The  erection  of  a  sugar  plant  and  some  ten  canning  factories  has 
greatly  enhanced  values  since  1900. 
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Bannock  County. — Five  years  ago  this  land  was  unreclaimed  and  worth  only  the 
Government  price  of  §1.25  per  acre;  now,  through  irrigation,  fields  of  alfalfa  and 
grain  have  taken  the  place  of  sagebrush.  All  classes  of  land  have  advanced  fully 
one-third  in  the  past  two  or  three  years.  The  beet-sugar  industry  in  the  counties 
around  takes  practically  all  the  irrigated  farms  within  reach  of  the  factories  out  of 
grain  growing,  which  helps  other  branches  of  farming.  The  high  price  of  wheat, 
also,  the.  last  few  years,  has  given  new  life  to  farming.  Almost  all  the  public  lands 
suitable  for  any  kind  of  farming  have  been  or  are  being  secured,  so  that  the  prospect 
is  for  higher  prices  of  all  classes  of  patented  land  in  this  region. 

Bear  Lake  County. — All  kinds  of  farm  products  have  sold  for  exceptionally  high 
prices  the  last  six  years,  which,  with  the  prospect  of  a  beet-sugar  factory,  is  the  main 
cause  of  the  increase  in  the  value  of  land. 

Bingham  County. — On  account  of  the  Idaho,  Fremont,  and  Blackfoot  beet-sugar 
factories,  built  within  the  past  five  years,  the  price  of  land  adapted  to  sugar-beet 
culture  has  risen  to  twice  its  former  figure. 

Another  correspondent. — The  building  of  two  beet-sugar  factories  has  been  the  main 
reason  of  the  great  advance  of  farm  land  the  last  two  years,  while  the  influx  of 
immigration  and  the  completion  of  irrigating  canals  have  been  the  cause  of  a  steady 
advance  during  the  last  five  years. 

Boise  County. — In  the  last  five  years  all  the  vacant  public  land,  amounting  to 
about  three-fourths  of  the  land  in  Long  Valley,  has  been  homesteaded  and  a  market 
opened  to  this  country  in  the  Thunder  Mountain  mining  country;  it  is  a  good  market 
and  this  county  has  the  advantage  over  other  valleys  by  about  60  to  90  miles. 
Formerly  the  raising  of  hay  and  cattle  was  the  chief  occupation,  but  at  present 
grain  is  rapidly  taking  its  place. 

Canyon  County. — In  1900  most  of  this  county  was  desert  lands,  most  of  the 
orchard  lands  were  young,  but  irrigation  has  worked  wonders  for  this  place.  I  do 
not  include  in  my  report  of  values  such  orchards  as  my  own,  which  will  net  me  this 
year  §100  per  acre. 

Fremont  County. — The  increase  in  value  of  farm  lands  is  largely  due  to  the  build- 
ing and  operation  of  large  beet-sugar  factories  at  Sugar  City,  and  the  heavy  acreage 
that  has  been  put  to  sugar  beets  in  the  last  two  years.  This  has  greatly  increased 
the  price  of  all  farm  lands  from  the  fact  that  a  good  crop  of  sugar  beets  will  net  from 
§20  to  as  high  as  §50  per  acre.  Hay  has  increased  to  about  double  in  value  during 
the  past  three  years  and  all  grains  are  bringing  increased  prices  over  five  years  ago. 
Sheep  are  raised  at  a  good  profit,  which  has  increased  the  value  of  range  land;  cattle, 
however,  can  not  be  profitably  raised  at  the  present  prices;  horse  ranges  have 
increased  in  proportion  with  sheep  and  are  in  good  demand. 

Idaho  County. — There  has  been  a  great  advance  in  the  price  of  land  in  the  last 
five  years  for  the  following  reasons:  Railroads  are  building  nearer  and  getting  us 
nearer  to  the  markets.  The  prices  of  wheat  have  increased.  The  mining  camps 
have  developed,  work  more  men,  and  demand  a  greater  amount  of  flour  and  meat, 
besides  hay  and  grain  for  teams  Avorked  there.  This  region  has  been  isolated  from 
the  outside  world  until  lately;  in  the  last  few  years  it  has  been  liberally  advertised 
and  its  real  value  made  known. 

Kootenai  County. — The  large  increase  in  value  in  the  past  five  years  is  mostly 
due  to  the  rapid  development  of  a  new  country.  There  has  been  a  large  immigration 
from  southern  Minnesota,  Iowa,  and  Dakota  of  men  with  §4,000  to  §10,000  who  are 
the  younger  generation  of  farmers  from  those  States;  the  cold  winters  there  drove 
them  out.  Fruit  lands  are  not  wanted,  because  in  the  last  two  seasons  trees  have 
failed  to  bear.  Lumber  interests  help  our  markets  for  grain  and  hay,  dairy  products, 
and  especially  poultry;  fresh  eggs  are  now  40  cents  per  dozen. 
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Latah  County. — Lands  have  advanced  20  per  cent  in  the  last  year  owing,  to  immi- 
gration from  eastern  States. 

Oneida  County. — The  reason  that  fruit  lands  are  lower  in  price  per  acre  is  due  to 
the  increase  of  blights  and  other  pests,  which  seem  almost  impossible  to  check. 
Vegetable  lands  are  higher  because  of  the  scarcity  of  water,  which  regulates  the 
prices  of  such  lands  in  this  section. 

Another  correspondent.- — The  reason  all  kinds  of  labor  and  other  things  have  increased 
so  much  in  value  is  because  we  have  been  so  far  from  market  until  this  year;  the 
railroad  used  to  be  50  miles  from  us;  now  it  can  be  reached  inside  of  20  miles.  So, 
by  getting  closer  to  market,  more  people  locate  in  this  section  and  those  already 
here  are  raising  more  of  everything,  and  choice  land  is  getting  scarcer  and  going  up 
in  value. 

Owyhee  County. — The  increase  in  land  values  in  this  community  has  been  due  to 
a  great  extent  to  an  influx  of  farmers  from  the  East;  90  per  cent  of  all  land  sold  in 
the  last  three  years  has  been  purchased  by  these  people. 

PACIFIC    STATES. 
WASHINGTON. 

Asotin  County. — The  price  of  land  has  gone  from  $8  to  §15  an  acre  in  1900  to  §20 
to  §30  in  1905;  the  farmers  are  working  their  farms  better,  and  therefore  getting 
better  results. 

Clarke  County. — The  increase  is  not  all  due  to  larger  production,  but  to  improved 
market  facilities,  caused  by  better  roads  and  the  advent  of  the  Northern  Pacific  Rail- 
road also  to  increased  demand  by  growth  of  population  in  the  near-by  towns. 

Another  correspondent. — Land  has  doubled  in  value  in  the  last  five  years,  and  the 
products  have  likewise  doubled  in  value  per  acre.  Hops  are  the  most  profitable  crop 
in  the  county. 

Another  correspondent. — The  work  here  is  a  kind  of  mixture.  Some  land  set  in 
prunes  has  gone  as  high  as  §500  per  acre.  The  clearing  of  land  costs  from  §40  to  §100 
per  acre  where  all  stumps  and  roots  are  dry  burned  or  blasted  out;  10,  20,  30,  or  40 
acres,  all  in  six  or  eight  year  old  prunes,  are  calculated  to  be  worth  about  §500  per 
acre;  some  ask  §1,000,  but  none  ever  sold  at  that  price  that  I  ever  heard  of. 

Cowlitz  County.— Hay  and  grain  farms  are  higher  in  value  than  others  on  account 
of  being,  as  a  rule,  nearly  all  cleared;  stock  farms  have  advanced  only  in  sympathy 
with  others,  as  stock  is  lower  here  than  in  1900;  fruit  farms  have  declined  on  account 
of  lower  prices  of  fruit,  caused  by  competition  from  irrigated  districts.  These  farms 
are  usually  very  small.  On  account  of  high  prices  of  hay  and  feed,  dairying  is 
declining  to  some  extent,  farmers  preferring  the  easier  living  made  by  selling  hay 
and  grain. 

Douglas  County. — The  difference  in  the  prices  of  farms  at  pivsent  and  in  1900  is 
largely  due  to  the  recent  improvements  and.  to  the  price  of  grain  and  the  better 
facilities  for  handling  it.     The  Government  lands  are  being  all  taken  up. 

Another  correspondent. — Krupp  is  located  in  an  area  which  at  one  time  was  consid- 
ered too  arid  to  grow  any  cereal.  Since  1900  it  has  been  demonstrated  that  any  land 
in  this  section  on  which  the  native  bunch  grass  grows  will  also  grow  paying  crops  of 
wheat  by  being  summer  fallowed. 

Franklin  County. — Our  land  was  all  uncultivated  five  years  ago,  being  used  only 
by  stockmen  for  range.  Five  years  ago  25,000  bushels  would  have  been  an  over- 
estimate for  the  wheat  crop  for  the  whole  county;  this  year  the  wheat  crop  is  esti- 
mated at  1,500,000  bushels.  In  December,  1899,  I  was  offered  all  the  land  I  wanted 
by  the  Northern  Pacific  Railroad  Company  for  75  cents  to  §1.75  per  acre;  in  1900 
they  raised  the  price  to  §2.50.  This  last  harvest  showed  a  yield  of  15  to  35  bushels 
of  wheat  per  acre. 

5280— No.  44—06 6 


82       LOCAL  CONDITIONS  AS  AFFECTING  FARM  VALUES,   1900-1905. 

Island  County. — Some  lands  are  held  at  $125  to  §150  per  acre,  but  $100  will  be  a 
good  average;  this  land  will  raise  from  50  to  75  bushels  of  wheat  per  acre,  and  all 
kinds  of  vegetables  that  will  grow  in  a  cool  climate  do  well  here. 

King  County. — This  county  is  fast  developing  into  a  dairy  country,  and  land 
adapted  to  dairying  is  increasing  rapidly  in  value.  Farms  of  100  to  200  acres  are 
held  at  from  $5,000  to  $15,000,  and  could  have  been  bought  at  one-fifth  of  that  price 
in  1900.  Land  of  the  same  quality  in  other  situations,  where  berry  growing  and 
vegetables  have  a  market,  are  held  now  at  $100  to  $300  per  acre,  and  no  doubt  will 
soon  reach  that  value  here  as  transportation  facilities  are  developed. 

Another  correspondent. — Farm  lands  have  received  a  very  heavy  movement  upward, 
prices  of  products  have  risen,  and  we  have  a  much  better  railroad  service  by  the  new 
electric  railway  to  Tacoma  and  Seattle.  Many  farms  have  changed  owners.  Hops 
have  gone  up  in  the  last  two  years  from  8  or  10  cents  to  25  or  30  cents,  and  are 
increasing  fast.  Our  climate  and  land  have  brought  hundreds  of  new  settlers  from 
other  States.  Many  Alaska  gold  miners  make  money  and  return  to  buy  good  farms 
at  prices  as  high  as  $1,000  per  acre,  and  $350  to  $500  has  been  quite  common  for  farms 
of  the  best  description;  and  still  there  is  a  strong  demand.  A  large  cause  for  the  rise 
of  values  doubtless  is  the  rapid  growth  of  Seattle  and  the  building  of  electric  car 
lines. 

Kitsap  County. — The  values  of  land  have  practically  doubled  on  account  of  the 
growth  of  Seattle. 

Kittitas  County. — Fancy  prices  (as  high  as  $500  per  acre)  are  frequently  paid 
for  land  suitable  for  strawberry  culture,  which  brings  to  the  grower  from  $250  to 
$450  per  season. 

Lewis  County. — I  do  not  think  that  there  is  any  gain  in  the  price  of  fruit  land, 
but  other  farm  lands  have  nearly  doubled  in  value  in  the  last  five  years,  owing  to 
the  demand  for  feed  stuffs  in  the  Far  East  and  to  immigration  from  the  Eastern 
States.     Hop  land  ranges  from  $200  to  $300  per  acre. 

Mason  County. — Horticulture  is  the  only  branch  of  farming  pursued  here; 
orchards  in  bearing  would  be  cheap  at  $100  per  acre,  while  land  in  grapes  can  not  be 
had  at  any  price,  being  productive,  free  from  any  insect  pest  or  disease,  and  in  good 
demand;  the  grower  receives  on  an  average  25  cents  net  per  8-pound  basket. 

Okanogan  County. — Dairying  is  carried  on  by  the  farmers  who  irrigate.  The 
irrigated  land  in  this  part  ranges  from  $50  to  $100  per  acre,  and  fruit  land  with  orch- 
ards from  $150  to  $1,000  per  acre.  Winter  apple  orchards  in  full  bearing,  prune 
orchards  also,  bring  as  high  as  $500  per  acre.  Land  irrigated  and  set  in  alfalfa  is 
considered  worth  $100  per  acre. 

Pacific  County. — The  locality  in  which  I  reside  has  settled  up  greatly  within  the 
past  five  years,  and  the  introduction  of  saw  and  shingle  mills  makes  the  increase  in 
value  of  farms,  as  they  furnish  a  local  market  and  consequently  make  better  prices. 
Timber  lands  have  increased  in  value  more  than  200  per  cent. 

Skagit  County. — The  average  prices  of  all  farming  lands  have  risen  very  fast  in 
all  parte  of  western  Washington  the  past  five  years;  the  reason  is  that  the  area  is 
limited,  the  market  fairly  good,  and  the  climate  attracts  thousands  from  eastern 
States.     The  rise  is  permanent  and  will  go  higher. 

Skamania  County. — This  is  a  new  country  and  values  advance  more  rapidly  than 
in  older  settled  countries. 

Snohomish  County. — There  has  been  in  western  Washington  a  large  demand  for 
farms  by  eastern  immigrants  the  last  few  years  that  enhanced  the  prices  almost  one- 
half,  and  the  farms  are  being  cut  into  small  tracts,  from  10  to  60  acres;  all  valley 
lands  are  in  good  demand. 

Another  correspondent. — It  is  usually  impossible  to  buy  bottom  land  or  marsh  land 
at  much  less  than  $200  per  acre,  unless  the  person  selling  it  is  in  debt  or  otherwise 
forced  to  sell.     Small  tracts  of  land  for  market  gardens  or  in  fruit  are  frequently 
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held  at  above  $200  per  acre,  but  the  average  of  cleared-up  land  is  less  than  $100  per 
acre,  and  that  of  improved  marsh  land  and  bottom  land  is  above  §125  per  acre. 

Another  correspondent. — Five  years  ago  hay  and  grain  were  raised  almost  exclu- 
sively; now  the  farms  have  been  cut  up  into  10  and  20  acres  and  sell  for  $6,000  with 
stock  and  farming  tools.  A  160-acre  tract  with  good  farm  buildings  and  all  fenced 
and  plowed,  within  2  miles  of  a  railroad  station,  is  selling  for  $10,000  to  $11,000;  the 
same  land  in  1900  sold  for  $4,000. 

Another  correspondent. — Land  from  which  the  timber  has  been  cut  is  of  no  value 
for  farming  and  has  gone  down  in  price. 

Whatcom  County. — The  best  class  of  river-bottom  land  is  selling  for  $150  per 
acre  where  about  all  is  under  improvement,  and  this  price  is  steadily  advancing; 
this  class  of  land  is  now  paying  good  interest  on  $200  per  acre,  as  it  produces  from  4 
to  5  tons  of  timothy  hay  per  acre  and  from  80  to  150  bushels  of  fine  oats. 

Whitman  County. — I  deal  largely  in  farm  lands  in  our  county.  The  land  I  bought 
for  $22.50  per  acre  in  1901  and  1902  I  can  sell  at  any  time  for  $40  per  acre.  Our 
county  is  the  banner  grain  county  on  the  coast,  in  the  dry  belt.  In  the  western 
part,  about  "Winona,  land  in  1900  sold  for  $1  per  acre;  now  the  price  is  from  $10  to 
$40  for  wheat  raising  and  fruit  lands.  On  Snake  River  in  1900  raw  land  was  worth 
from  §30  to  $40  per  acre;  now  the  same  land  is  worth  from  $40  to  $75  per  acre. 
Vegetable  land  in  5  to  10  acre  tracts  in  1900  was  bought  for  $30  per  acre,  and  in  1905 
for  $80  to  $120  with  no  improvements;  in  fact  all  the  above  prices  do  not  include 
much  improvements,  such  as  houses  or  farm  buildings,  but  do  include  fencing,  the 
money  in  building  which  on  our  improved  land  will  not  average  over  $200  to  160 
acres. 

Another  correspondent. — In  the  last  twenty-five  years,  as  local  agent  for  the  railroad 
lands,  probably  I  have  sold  500,000  acres  of  land;  lands  that  I  sold  for  $2  to  $10  per 
acre  are  now  worth  from  $25  to  $40  with  no  other  improvements  than  plowing  and 
fencing  at  a  cost  of  not  more  than  $3  per  acre.  The  increase  in  value  in  the  last 
year  has  been  about  10  per  cent  over  the  previous  year. 

Yakima  County. — Fruit  farms  are  very  valuable  in  this  famous  Yakima  Valley; 
sales  have  been  made  at  $600  to  $800  per  acre  and  some  small  tracts  of  10  to  20  acres 
are  valued  at  $1,000.  Apples,  peaches,  prunes,  and  pears  are  most  extensively  raised, 
although  this  year  pears  have  been  most  profitable  and  $500  to  $700  per  acre  have 
been  received  for  them. 

Another  correspondent. — The  large  increase  in  land  values  in  this  vicinity  is  due  to 
the  fact  that  this  section  was  only  partly  settled  five  years  ago,  there  being  about 
five  times  as  many  people  here  now  as  then;  also  this  is  an  irrigated  section  with 
small  farms  and  in  a  high  state  of  cultivation. 

Another  correspondent. — I  bought  20  acres  seven  years  ago  at  $80  per  acre;  improved 
land  adjoining  was  worth  $150  per  acre.  My  land,  exclusive  of  buildings,  is  now 
worth  $800  per  acre  for  orchard  purposes.  Hop  land  and  fruit  land  last  year  yielded 
$300  to  $1,000  per  acre  gross  income;  I  have  estimated  smaller  than  the  facts  in  my 
report  .of  average  values,  as  I  am  sure  that  the  report  will  be  thrown  away  if  I  make 
it  as  large  as  the  facts. 

OREGON. 

Baker  County. — The  farm  buildings  have  doubled  in  value  in  the  last  five  years. 
This  is  60  miles  from  a  railroad,  and  the  farming  is  mostly  mixed.  Cattle,  grain, 
creamery,  fruit,  and  vegetables  supply  gold  mines  and  hardly  anyone  wants  to  sell 
his  farm. 

•  Benton  County. — All  lands  here  are  too  high,  and  at  present  prices  for  farm 
products  (except  fruit  and  hops)  will  pay  but  small  interest  on  the  money  invested. 

Clackamas  County'. — The  reason  land  is  so  high  in  this  neighborhood  and  county 
is  owing  to  a  suburban  car  line  running  out  into  the  country.  Good  strawberry  land 
ha*  sold  as  high  as  $350  an  acre  this  summer,  but  this  is  a  fancy  price. 
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Gilliam  County. — The  rise  in  value  of  land  may  be  ascribed  to  two  causes.  We 
had  been  50  miles  from  a  railroad  and  it  cost  about  30  cents  per  sack  of  about  140 
pounds  to  haul  our  grain  in  wagons  to  our  railroad  station;  this  season  there  has 
been  built  a  branch  railroad  to  within  14  miles,  so  that  we  can  make  a  trip  per  day 
instead  of  about  one  per  week.  The  other  cause  is  that,  by  boring  deep  wells,  we 
have  nearly  all  got  water  where  for  the  last  twenty  years  we  have  had  to  haul  all 
the  water  used  in  house  and  for  stock.  True,  these  wells  cost  as  much  as  a  quarter 
section  of  land,  still  they  pay  in  making  the  individual  farmer  have  an  easier  life, 
and  make  him  also  independent  in  having  at  ready  command  that  most  necessary  of 
all  things — water. 

Grant  County. — If  a  ranch  having  a  30-year-old  dwelling  house  is  on  the  market 
it  will  bring  just  as  much  (or  very  nearly)  as  it  will  with  a  modern  §1,000  house  on 
it.  This  seems  unreasonable,  but  it  is  a  fact.  There  is  not  a  ranch  within  20  miles 
of  here  that  I  know  of  as  being  for  sale. 

Jackson  County. — This  section  is  now  having  quite  a  boom  in  the  value  of  farm 
lands,  especially  in  lands  suitable  for  fruit  growing  and  alfalfa. 

Klamath  County. — The  United  States  reclamation  surveyors  are  at  work  now 
on  an  irrigation  system  in  the  Klamath  Basin.  If  the  Government  constructs  the 
ditches  it  has  surveyed,  it  will  increase  the  value  of  land  from  §10  to  §100  per  acre 
and  make  Klamath  County  one  of  the  richest  in  the  State,  as  the  soil  is  a  sandy  loam 
well  adapted  to  alfalfa. 

Lane  County. — Farm  lands  have  risen  in  price  some  in  the  last  few  years,  and  are 
likely  to  rise  considerably  in  the  near  future  on  account  of  a  railroad  building  close 
to  this  place. 

Another  correspondent. — The  increase  in  values  is  due  largely  to  immigration  and  a 
consequent  division  of  the  large  land  claims  into  smaller  farms,  to  new  methods  of 
farming  and  lruit  growing,  and  also  to  increased  markets  for  farm  and  dairy  products. 

Linn  County. — Small  fruit  farms  near  a  city  or  railroad  station  that  produce  $50 
worth  of  fruit  per  acre  on  an  average  can  not  be  bought  for  §100  per  acre.  Large 
prune  orchards  of  40  to  100  acres  are  held  at  §100  per  acre,  but  there  is  no  sale. 

Polk  County. — There  has  been  most  profit  in  hops  in  the  past  five  years,  and  con- 
sequently hop  yards  have  advanced  in  value  more  than  any  other  lands. 

Union  County. — The  great  rise  in  prices  is  caused  by  the  erection  of  a  beet-sugar 
factory  at  La  Grande  some  seven  years  ago  and  a  large  influx  of  Mormon  people. 
Fruit  lands  have  in  a  good  many  cases  sold  for  §300  per  acre  or  over.  I  have  put 
the  average  at  §250.  A  considerable  part  of  this  increase  is  due  to  the  maturing  of 
trees  and  not  to  the  land  itself. 

Washington  County. — Hop  raising  is  an  important  industry  in  our  county. 
Farms  that  are  in  bearing  and  with  the  necessary  buildings  for  hop  raising  are  sell- 
ing for  §75  to  §100  per  acre. 

Yamhill  County. — Farms  situated  near  the  towns  have  increased  more  in  value 
than  those  farther  back.  About  three-fourths  of  the  income  of  the  farmers  of  this 
county  is  derived  from  hops.  Farms  with  a  fair  proportion  of  hop  land  are  now 
worth  §100  per  acre.     In  1900  the  same  land  was  worth  about  §50. 

CALIFORNIA. 

Colusa  County. — Such  iands  as  are  used  for  hay  and  grain  have  increased  in  value, 
but  it  is  not  due  to  the  fact  that  the  crops  produced  on  said  lands  are  profitable,  but 
that  similar  lands  are  being  planted  in  grape  vines  on  which,  after  three  years'  seed- 
ing, 33J  per  cent  can  be  made  on  the  investment.  Lands  on  which  dairying  is  done 
will  produce  alfalfa,  and  as  both  dairying  and  alfalfa  raising  are  profitable  the  land 
has  doubled  in  value  during  the  past  five  years.  Lands  on  Avhich  vegetables  are  pro- 
duced are  subject  to  overflow  during  the  winter  months  and  a  heavy  tax  is  added 
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for  levee  work,  thus  keeping  down  the  value  of  the  land.  Some  land  in  this  county 
has  increased  in  value  because  some  of  the  large  farms  have  been  cut  up  into  small 
tracts  and  put  on  the  market. 

Contra  Costa  County. — We  have  four  grades  of  land  in  this  section:  (1)  Hill 
land,  used  for  pasture  and  grain,  which  shows  no  change  in  value  for  the  past  five 
years — improvements  generally  of  a  poor  class;  (2)  valley  land,  or  rather  plain  level 
land,  devoted  exclusively  to  wheat  and  barley,  with  a  range  of  value  of  from  $50  to 
$85  per  acre,  and  there  has  been  no  appreciation  in  this  grade  of  land  for  the  past 
five  years  except  where  improvements  have  added  to  its  value;  (3)  lands  devoted  to 
fruits  and  almonds  show  an  increase  in  value,  but  they  are  of  light,  sandy  soil  and 
useless  for  other  purposes  than  this;  (4)  lands  subject  to  overflow  whose  value  for 
dairying,  asparagus,  or  vegetables  has  increased  more  than  that  of  any  other  grade. 

Another  correspondent. — The  advance  in  prices  is  due  to  the  rapid  upbuilding  of 
San  Francisco  and  suburbs,  the  extension  of  electric  car  lines  in  our  direction,  and 
to  the  new  and  nearer  markets  for  our  produce. 

Eldorado  County. — Eastern  home  seekers  are  coming  to  this  State  in  large  num- 
bers and  paying  from  $200  to  $500  for  citrus  lands  in  highly  advertised  districts,  and 
no  one  can  convince  them  that  in  out-of-the-way  districts  the  best  citrus  land  in  the 
State,  with  free  irrigating  water,  can  be  bought  for  $5  to  $50  per  acre,  yet  it  is  a  fact. 

Fresno  County. — A  large  portion  of  this  county,  especially  in  the  southern  end, 
was  one  immense  cattle  ranch  previous  to  1900,  at  which  time  it  was  purchased  by  a 
syndicate  and  placed  on  the  market  in  small  tracts.  Since  that  time  more  than  600 
pieces  of  land  have  been  sold  to  as  many  settlers,  increasing  the  population  from  65 
persons  to  more  than  3,500;  hence  the  substantial  increase  in  prices  of  land. 

Glenn  County. — The  increased  valuation  of  fruit  and  vegetable  as  well  as  some 
grain  land  is  due  greatly  to  an  irrigation  scheme  on  hand  at  the  present  time. 

Humboldt  County. — I  do  not  know  of  sales  during  the"  year  as  low  as  $250  per 
acre,  though  I  do  know  of  $3,000  being  refused  for  10  acres  with  very  small  improve- 
ments and  $12,000  being  refused  for  an  improved  40-acre  farm. 

Another  correspondent. — Land  values  are  always  well  maintained  iu  this  county;  it 
is  safe  to  say  that  hay,  grain,  dairy,  and  general  farming  lands  have  doubled  their 
selling  price  in  the  last  ten  years,  while  purely  live-stock  grazing  land,  of  which 
there  is  a  good  deal,  has  about  stood  still,  while  rents  of  $10  to  $15  for  dairy  and  $5 
to  $7  per  acre  for  farming  lands  have  remained  about  the  same  for  the  past  ten  years. 
Climate  and  plentiful  money  have  a  good  deal  to  do  with  the  value  of  land  in  this 
township.  There  are  no  forced  sales  of  dairy  land;  not  one  farm  in  ten  is  worked 
by  the  owner;  Danes  and  Swedes  take  everything  in  sight. 

Kern  County. — There  has  been  very  little  advance  in  the  price  of  lands  for  the 
past  five  years,  but  there  is  now  growing  a  great  demand  for  alfalfa  lands  on  account 
of  the  development  in  the  dairy  business  that  has  begun  during  the  last  year.  There 
is  no  demand  for  fruit  lands;  many  hundreds  of  acres  of  the  fruit  orchards  of  this 
county  have  been  cleared  up  and  their  places  given  to  alfalfa.  There  is  not  more 
than  25  per  cent  of  the  fruit  now  that  there  was  five  years  ago. 

Kings  County. — The  stock  range  has  not  increased  in  value  here  for  over  ten 
years,  as  there  are  so  many  dry  seasons. 

Lassen  County. — First-class  alfalfa  land  with  first-class  water  rights  is  worth  $100 
per  acre  and  the  price  will  diminish  according  to  the  quality  of  land  and  in  regard 
to  water  to  irrigate  with;  grass  land  will  run  on  the  same  basis;  grain  land  is  about 
$20  per  acre.  Our  business  is  principally  raising  stock.  Our  orchard  land  has  almost 
become  worthless,  as  we  have  not  any  market  for  our  fruit  and  most  of  the  surplus 
trees  will  be  cut  down  this  year. 

Los  Angeles  County. — The  wonderful  development  of  electric  roads  in  and  about 
Los  Angeles  has  tended  to  enhance  the  value  of  all  lands  within  30  miles  of  the  city. 
As  an  illustration,  land  here  is  mostly  in  oranges  and  lemons;  to  get  the  trolley  line 
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we  voted  a  bonus  of  $30  an  acre;  now,  though  the  road  is  not  finished,  land  has 
jumped  from  §300  for  bare  land  and  $500  for  orchard  to  SI, 000  and  81,500  per  acre, 
respectively. 

Another  correspondent. — Dairy  lands  have  advanced  wonderfully,  mostly  from  the 
development  of  irrigation.  Fruit  lands  are  not  higher,  except  where  they  can  be 
irrigated.  Vegetable  lands  have  advanced  enormously,  largely  because  of  improved 
water  facilities.  General  farming  lands  are  not  higher  except  where  water  has  been 
secured.  The  last  five  years  has  been  the  most  productive  of  artesian  pump  water 
in  bouthern  California  and  this  water  has  caused  many  lines  of  farm  land  to  advance 
very  much.  Where  conditions  have  remained  the  same  the  greatest  advances  have 
been  in  vegetables,  dairy,  alfalfa,  and  walnut  lands.  This  Avhole  south  land  is  so 
mixed  with  speculation  that  it  is  next  to  impossible  to  make  a  fair  comparison. 
The  water  supply  makes  almost  all  the  difference  in  the  prices  of  land,  and  much 
formerly  nearly  worthless  land  has  now  become  very  valuable  just  on  that  account. 

Madera  County. — This  report  applies  to  that  portion  of  Madera  County  lying 
south  of  the  Fresno  River  and  east  of  the  Texas  Pacific  Eailroad  to  the  foothills. 
This  is  all  grain  land.  Prior  to  1893  it  had  a  speculative  value  of  more  than  §6  per 
acre  and  occasionally  sales  were  made  at  $10,  but  from  1893  to  later  than  1900  the 
ruling  price  was  $5  per  acre  and  sales  were  seldom  made  at  that  price.  Since  1900 
much  land  has  been  sold  at  $5  per  acre,  the  banks  being  glad  to  dispose  of  land  at 
that  price.  At  the  present  time  land  is  held  at  §10,  and  this  is  considered  a  perma- 
nent and  not  a  speculative  value;  buyers  want  land  at  that  price  and  can  find  it. 
Better  prices,  better,  crops,  the  development  of  the  country,  and  a  better  system  of 
farming  account  for  the  increase  in  values. 

Napa  County. — There  has  been  a  general  increase  in  the  value  of  land  throughout 
the  county,  chiefly  on  account  of  better  prices  for  products  as  well  as  some  activity 
in  building  railroads. 

Another  correspondent. — This  vicinity  is  primarily  a  wine-producing  section,  and 
the  principal  income  of  the  country  is  derived  from  that  source;  vineyards  in  good 
condition  sold  in  1890  at  about  §150  per  acre,  but  at  present  can  not  be  had  at  less 
than  §200  per  acre  and  upward.  In  the  vicinity  of  towns  property  is  looking  up, 
especially  that  suitable  for  fruit  growing,  vegetables,  and  dairying.  Gradually  the 
larger  farms  are  being  cut  up  into  small  tracts,  say  from  5  to  25  and  40  acres. 

Orange  County. — Orange  orchards  with  water  could  not  be  bought  for  less  than 
§800  to  81,000  per  acre,  and  walnut  orchards  in  good  bearing  condition,  with  a  suffi- 
cient water  supply,  are  held  at  §350  to  §500  per  acre.  Some  celery  lands  have 
changed  hands  at  §300  per  acre. 

Riverside  County. — The  advance  in  the  value  of  fruit  orchards  occurs  principally 
from  five  years'  increase  of  age  of  trees,  thereby  adding  to  their  productiveness. 
Our  fruit  land  is  nearly  all  orange  orchards,  and  I  estimate  their  value  as  follows: 
Dry  land,  §100;  water,  §200;  add  §100  per  year  for  an  average  of  four  years,  §400; 
total,  §700;  §1,000  per  acre  is  the  price  at  which  some  of  the  best  orchards  have 
changed  hands  lately. 

Sacramento  County. — This  part  of  the  county  has  gained  extensively  in  the  culti- 
vation of  asparagus;  land  that  could  be  bought  five  years  ago  for  §80  per  acre  can  not 
be  bpught  to-day  for  §200  after  being  planted  in  asparagus,  and  there  are  thousands 
of  acres  being  planted. 

San  Bernardino  County. — The  drought  for  the  last  ten  years  has  caused  the 
depression  in  the  value  of  land. 

San  Benito  County. — Farming  land  not  under  irrigation  has  declined  from  §5  to 
§10  per  acre  in  the  last  five  years;  cattle  ranges  remain  about  the  same;  alfalfa  and 
dry  land  under  irrigation  have  advanced  fully  one-third;  there  seems  to  be  little  call 
for  farms  without  irrigation.  Great  strides  are  being  made  in  irrigation  from  pump- 
ing plants.     Small  farms  are  doing  better  than  the  large  ones. 
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San  Joaquin  County. — Good  alfalfa  lands  have  advanced  75  per  cent  in  the  last 
five  years;  fruit  land,  which  includes  grape  land,  has  advanced  100  per  cent,  and  in 
some  cases  200  per  cent.  Some  hay  and  grain  land  of  five  years  ago  has  been  planted 
to  grapes  and  is  now  worth  $300  per  acre. 

Another  correspondent. — Grape  land  has  doubled  and  in  some  instances  more  than 
doubled;  good  vineyards  in  bearing  are  worth  in  some  instances  61,000  to  §2,000  per 
acre.  There  was  a  young  vineyard  this  year  that  sold  for  $350  per  acre  with  vines 
six  months  old. 

San  Luis  Obispo  County  (part  of  the  county  east  of  mountains). — There  has 
not  been  a  sale  of  land  within  20  miles  of  this  place  during  the  past  five  years  or 
longer,  except  to  settle  up  the  estate  of  some  one  who  has  died.  There  is  no  general 
farming  here — it  is  all  grain,  cattle,  sheep,  or  hogs.  We  buy  our  vegetables  of  all 
kinds.  There  are  very  few  orchards  of  any  kind,  and  what  there  are  are  very  small. 
I  raise  my  own  fruit  and  grapes  and  sell  a  small  quantity.  The  land  is  too  dry  and 
the  summers  too  hot  to  make  diversified  farming  pay.  We  think  nothing  of  the 
temperature  being  100°  in  the  shade;  when  it  is  about  110°  we  lay  off  from  harvest- 
ing during  about  two  hours  after  dinner;  the  heat  never  kills  or  disables  anyone 
here.  We  do  nearly  all  of  our  work  by  machinery.  When  a  man  needs  money,  he 
can  raise  about  §2  per  acre  on  his  land;  he  can  not  sell  it  at  all.  Our  grain  brought 
more  money  per  acre  this  year  than  the  land  would  bring  if  sold,  and  the  land  is 
assessed  at  from  $2  to  §2.50;  houses  are  nearly  all  of  rough  boards  and  just  as  cheap 
as  possible. 

San  Mateo  County. — There  is  a  railroad  building  here  at  present  and  land  is 
booming  above  the  prices  reported  by  me. 

Santa  Barbara  County. — The  land  in  the  Santa  Maria  Valley  has  been  gradually 
acquired  by  the  sugar  company  with  crowding  out  of  small  holders,  including  dairy- 
men and  farmers,  so  that  a  great  demand  has  been  created  for  the  lands  not  acquired 
by  the  company.  Rents  have  been  raised  and  prices  increased;  the  good  prices  for 
grain  have  also  created  a  demand  for  farming  lands,  but  one  or  two  "  off "  seasons 
would  have  a  tendency  to  set  things  back. 

Another  correspondent. — Our  lands  are  in  a  level  plain,  with  a  large  percentage  of 
river  bottoms  and  swamps  formerly  occupied  in  grass  and  dairying,  with  rents  at 
§1.50  to  §3.50;  gradually  the  grain  and  bean  farmer  crowded  out  the  dairying  by 
paying  rents  of  $4  to  §6  or  cash  or  share  rents,  which  sometimes  brought  §20  per 
acre.  Lately  the  beet-sugar  factory  and  sugar-beet  farmers  crowded  out  the  bean, 
barley,  and  hay  farming  by  paying  §7.50  to  $15  cash  rents;  hence  the  price  of  lands 
is  on  "the  waves  and  hard  to  make  fast.  In  less  than  twenty  years  the  lands  here 
changed  from  an  average  of  §20  per  acre  to  $200  for  choice  bits,  and  still  the  price 
moves. 

Santa  Clara  County. — There  is  no  question  that  all  kinds  of  fruit  and  farm- 
ing lands  are  much  lower  in  price  than  the  same  lands  were  five  years  ago;  the  prices 
were  too  high  then,  and  in  many  cases  are  too  high  now,  except  for  rich  people  who 
want  to  live  here  on  account  of  the  climate  and  not  for  what  can  be  made  from  the 
products  of  the  soil. 

Another  correspondent. — General  farming  lands  are  decreasing  in  acreage  and  also 
in  value,  owing  to  the  fact  that  the  best  lands  are  being  bought  up  for  dairying,  fruit 
raising,  vegetables,  and  seed  raising;  in  a  few  years  gram  raising  will  be  a  thing  of 
the  past. 

Santa  Cruz  County. — There  has  never  been  a  land  boom  in  this  valley,  and  while 
the  prices  quoted  by  me  seem  high  they  are  not  so,  as  good  interest  can  be  made  on 
investments  at  these  prices.  Four  years  ago  I  sold  a  tract  of- 10  acres  of  land  of  gen- 
eral farming  variety  at  $100  per  acre,  after  expending  about  $100  in  improvements; 
the  same  place  sold  last  fall  for  $4,500.  I  also  sold  a  12-acre  tract  five  years  ago  for 
$1,200,  which  tract  was  sold  last  fall  for  §4,100.     Considerable  sugar-beet  land,  and 
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some  lands  formerly  planted  to  strawberries,  have  been  converted  into  pastures  and 
some  to  alfalfa,  and  these  lands  are  held  at  the  same  prices  of  $300  or  $400  per  acre. 
Land  values  are  continually  advancing  here  and  a  net  earning  of  from  $60  to  $200  per 
acre  for  a  single  season  crop  is  not  unusual. 

Another  correspondent. — Since  1900  there  has  been  a  better  feeling  growing,  and  in 
the  last  year  there  has  been  an  active  business  in  land  traffic  owing  partly  to  good 
crops,  good  prices,  and  good  demand  bjr  easterners  flocking  to  California  to  settle. 
I  know  of  some  ranches  that  have  changed  hands  two  or  three  times  in  the  last  year 
and  at  an  advance  each  time;  one  ranch  of  40  acres  that  I  bought  in  1898  for  $1,200 
was  sold  six  months  ago  for  $4,000. 

Another  correspondent. — There  is  at  the  present  a  great  activity  in  lands  here  owing 
to  the  construction  of  two  railroad  lines  the  entire  length  of  the  county,  one  the 
Ocean  Shore  Railroad  and  Electric  Road,  the  other  the  Coast  Line  Railroad,  a 
branch  of  the  Southern  Pacific.  Ranches  have  been  bought  by  both  of  these  lines 
in  several  cases  at  an  advance  of  100  per  cent. 

Siskiyou  County. — This  county  is  very  large  and  mountainous.  Land  values  have 
increased  greatly  in  the  last  five  years;  farms  that  could  have  been  bought  for  $20  or 
$25  per  acre  five  yeai-s  ago  can  not  be  bought  for  less  than  $45  or  $50  now.  The 
country  around  Picard  is  a  valley  high  in  the  mountains  (4,400  feet  and  over  in  eleva- 
tion) and  is  just  coming  out  of  the  pioneer  stage;  sagebush  land  five  years  ago  could 
be  had  for  $2  or  $3  per  acre,  now  about  $5;  improved  land  about  $7.50,  now  about  $10. 

Sonoma  County. — Vegetables  are  chiefly  raised  on  gardens  tilled  expressly  for 
that  purpose  in  this  locality  and  they  are.situated  along  our  creeks ;  many  of  these  gar- 
dens are  worth  and  pay  good  interest  upon  $1,000  per  year.  They  are  chiefly  worked 
by  Chinese,  Italians,  and  other  foreigners.  Such  land  has  advanced  in  this  county 
the  last  five  years  30' per  cent,  and  hop  lands  perhaps  60  per  cent.  The  grazing  land 
of  this  and  Mendocino  County,  being  largely  hill  and  mountain  land,  has  advanced 
40  per  cent.  Sheep  have  done  remarkably  well,  and  the  high  price  of  wool  has  given 
much  strength  to  the  values  of  land  where  sheep  are  kept. 

Stanislaus  County. — Five  years  ago  nearly  all  this  land  was  devoted  to  the  raising 
of  wheat;  now  we  have  an  irrigation  system  and  the  land  is  being  sold  in  small 
tracts  of  from  10  to  40  acres,  which  are  being  planted  in  fruit  trees  and  alfalfa. 

Tehama  County. — They  have  been  dividing  the  large  farms  into  small  ones  of  10 
to  20  and  40  acre  tracts  and  planting  to  fruit  and  vegetables,  and  this  brings  up  prices. 

Ventura  County. — We  grow  about  40,000  acres  of  Lima  beans  and  about  18,000 
acres  of  sugar  beets  in  this  county,  and  much  of  the  land  is  worth  twice  what  it  was 
five  years  ago;  one  piece  of  400  acres  that  was  offered  me  five  years  ago  at  $80  per 
acre  would  sell  now  at  $200,  and  there  are  no  improvements  on  it  at  all.  Some  of  the 
best  land  would  sell  at  $500  per  acre.  I  think  all  classes  of  land  have  advanced  in 
value  one- third  in  five  years.  Good  English-walnut  land  is  very  high,  and  a  big 
acreage  is  being  set  to  walnuts.  Railroads  and  irrigation  plants  are  responsible  for 
the  change,  and  it  will  continue  at  good  prices. 

Another  correspondent — The  lands  of  all  classes  have  advanced  in  price,  but  since 
experience  has  demonstrated  that  almonds,  English  walnuts,  oranges,  lemons,  and 
Lima  beans  and  other  beans  can  be  grown  successfully,  lands  in  those  localities  spe- 
cially adapted  have  advanced  twenty  times  their  original  value  in  twenty  to  thirty 
years,  and  in  places  almost  double  in  five  years.  Orange  groves  sell  at  $700  to  $1,000 
per  acre,  and  bean  land  near  the  coast  at  $150  to  $300  per  acre.  First-class  appler 
peach,  apricot,  and  almond  land  sells  for  $125  to  $200  or  more  per  acre;  English- 
walnut  groves,  $200  to  $500  per  acre.  One  ton  and  often  more  of  Lima  beans  are  pro- 
duced on  an  acre,  equal  to  $75  to  $80,  and  hundreds  of  tons  are  produced  in  this 
county. 
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